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Policy 1 – Presumption in Favour of Sustainable Development 
 
The Parish Counsel does not accept that the Policy as set out is appropriately 

applied in relation to the proposed development set out in the plan for the 

North West corridor bounded by the A31 to the A323 and the A322 in the 

Borough.  In particular the Borough Council has failed to demonstrate in the 

application of this Policy to the rest of the Plan that the overriding objectives of 

sustainability have been achieved.  Insufficient weight has been placed on the 

requirement under the NPPF paragraph 17 and the 12 Planning Principles, 

which should underpin not only the decision taking but also the plan making in 

respect of which this plan relates.  The eight Planning Principles relevant to 

Normandy’s position are set out here as a reminder. 

 

1. Empowering local people to shape their surroundings. 

2. Take account of the different roles and character of different areas 

promoting the vitality of our urban areas and protecting the green belts 

around them (Normandy is in the metropolitan green belt as are large 

areas of Worplesdon). 

3. Recognising the intrinsic character and beauty of the countryside and 

supporting thriving communities within it. 

4. Supporting the transition to a low carbon future. 

5. Contribute to conserving and enhancing the natural environment and 

reducing pollution. 

6. Encourage the effective use of land by re-using land that has been 

previously developed (brownfield land) provided it is not of high 

environmental value. 

7. Conserve heritage assets in a manner appropriate to their significance. 

8. Actively manage patterns of growth to make the fullest possible use of 

public transport, walking and cycling and focus significant development 

on locations which can be made more sustainable. 

In the Parish Council’s view there is no point in adopting the policy if 

there is no attempt to apply it 

 

The Parish Council is particularly concerned by the information supplied in 

Table 1   

In the Parish Council’s view it represent a serious failure to state that the 

necessary homes cannot be supplied by the Town area of the Borough 

Council in the 0-5 year period. This fails to take account of outstanding 

Planning Permissions. The Borough Council’s only duty is to ensure that 
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Planning Permissions can be granted. The Borough Council cannot buck the 

market. One has to assume where permission has been given but starts not 

made that he financial conditions are not right to develop these or any other 

site 

 

Policy 2 

 

The Parish Counsel finds it impossible to comment on this Policy properly 

because the Borough Council have gone ahead in publishing this Plan which 

include the figures provided for in the draft SHMA which it is understood the 

Scrutiny Committee accepted were overstated. 

 

It is understood that this is because it:- 

 

a) Includes errors in the ONS key data used. 

b) The misapplication of ONS data. 

c) The time period over which the assessment has been carried out is too 

short and this has inflated the projection figure.   

 

It is understood that consultations are taking place with Waverley and Woking 

on this figure but the Parish Council consider that the housing number is an 

essential document on which they would wish to comment and that the 

consultation cannot be seen to be completed until that is provided for 

consultation also.  The Parish Council would also say that the housing number 

is indeed fundamental to all of the proposals the Borough Council puts 

forward for incursion into greenbelt land and fundamental to all the points 

made by the Parish Council in response. They reserve their right to comment 

further. 

The Parish Council is concerned that he statistical information used as a base 

for employment relies on expansion of employment and resulting need for 

office/commercial /retail and manufacturing space .This does not seem to fully 

take into account the impact on buying patterns and work patterns which 

follow as a result of improved broad band internet speeds which have now 

been rolled out countrywide 

 

The Parish Counsel objects in particular to the proposal that there should be 

safeguarded land between Normandy and Flexford and questions the manner 

in which the policy on safeguarded land has been interpreted by the Borough 

Council in this Plan.  Safeguarded land is supposed to be land that is set 

aside for consideration of possible future development next to an urban site.  

The land at Normandy is not next to an urban site, it is in the middle of the 

metropolitan green belt.  Furthermore the desirability of declaring any land 

within the green belt as safeguarded has to be questioned.  It is quite clear 

that should any plots of land in the green belt be taken out of the green belt 
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safety net and marked as safeguarded that that land will become subject to 

planning blight, the quality of the land will deteriorate, the use of the land will 

change and as such, the Parish Council says that safeguarding should only 

take place where absolutely necessary.  

 

It should in any event be planned in the context of identifying longer term 

brownfield capacity rather than utilising scarce agricultural land of good quality 

such as this is.  

 

The Parish Council has to report that the effect of carrying out the enquiries to 

establish the availability of the PDA’s in Normandy and Flexford has caused 

them to change hands several times.  Parcels of land have been broken down 

into smaller plots so as to avoid the Borough Councils policy of 45% 

affordable housing. This has had a detrimental impact on farming and pasture 

land with a disturbance to wildlife. (See our repeated submissions from 

September 13 particularly Appendix 1a, 1b, and 1c) 

 

 

In particular the Parish Council draws the Borough Council’s attention to this:- 

 

The National Policy Guidance states that:- 

 

“Unmet housing need (including for traveller sites) is unlikely to 

outweigh the harm to the green belt and other harm to constitute the 

“very special circumstances” justifying inappropriate development on a 

site within the green belt.” 

 

The Parish Council notes with concern your explanatory note at 4.66 and 4.67 

and reminds the Borough Council that they appear to have failed to have 

taken into account paragraph 89 of the NPPF as follows:- 

 

“A local planning authority should regard the construction of new 

buildings as inappropriate in the green belt.  Exceptions to this are …. 

limited affordable housing for local community needs under policies set 

out in the Local Plan.” 

 

New market housing does not meet this criterion   In addition your proposed 

use of sites in the green belt provides for you seek to impose 45% provision of 

affordable homes.  

 

The Exception Policy needs to observe the provisions of NPPF 87, 88 and 89 

to ensure that development of this sort is “exceptional” and only to meet 

unfilled local need which cannot be met elsewhere.   

The Parish Council objects strongly to the proposals to  
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1. Redraw the present settlement boundaries 

2. Inset the settlement areas of the hamlets of Normandy and Flexford 

and the Traveller sites 

3. ‘safeguard land’ between Normandy and Flexford on what is farmland 

Grade 3a and also Ancient Woodland and which is bounded by 8 

Grade 11 listed buildings and situated 1km from the SSSI/SPA Ash 

Heathland which is actually situated in Normandy. You are referred to 

App 1c which also shows the SNCIs in Normandy/Flexford. Appendix 

2014.1 shows a map of the sites of Ancient Woodland. And  Appendix 

2014.2 which shows the proximity of the SSSI/SPA close by to the 

proposed site 

 

Policy 3 

 

The Parish Council objects to this policy. 

 

Whereas it is broadly accepted that the housing mix provision of the Policy is 

an appropriate statement of intention the Parish Council is concerned that this 

part of the Policy does little to address what the Parish Council considers is 

not only a shortfall  in sizing mix in its own area but probably across the rest of 

the Borough.  House building between the wars and thereafter has mainly 

concentrated on the provision of family homes. The families that once 

occupied those homes have left and there is a considerable amount of 

accommodation in the Borough area which is under-occupied by the aging 

population whose needs for accommodation are changing and will change in 

the coming years.  If the Borough Council were prepared to place an 

emphasis on the building of one and two bedroomed homes the Parish 

Council considers that more appropriate occupation of property would result. 

 

There is a need for one and two bedroomed homes for the purposes of 

affordable housing to assist key workers in our important services and 

industries who cannot afford to live reasonably close to their place to their 

place of employment, in particular those who work in our hospitals, police and 

fire services .These individuals need to be close to their places of employment 

in order to give the flexibility in hours required by emergency services.  One 

and two bedroomed homes are also needed for the aging population who can 

no longer manage the large family homes they presently live in. 

 

These would then free up family homes for others. 

A proportion of those homes could be properties capable of being adapted to 

meet special needs.  The Parish Council considers that a large proportion of 

the overall new provision should be focused on 1 and 2 bedroomed 

development.  It is common ground amongst the aging population that if such 

accommodation is not to be found in their local area a move to an urban 
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setting is desirable because of the need for improved access to facilities as a 

result of increasing frailty 

 

Density The Borough Council has failed to publish density proposals for the 

greenbelt area and as such the Parish Council are unable to comment again 

the Parish Council considers this essential to an effective consultation  

 

The Parish Council considers it is unhelpful to this Consultation not to make 

reference to density. The Borough Council intends that some villages should 

become inset but no mention is made of the density rates that will be applied 

on insetting.  Given that by insetting at present this would fundamentally 

destroy the present policies for development within a green belt area and 

promote “urbanisation” this Policy cannot be supported.  Indeed it is noted that 

elsewhere in the document the Borough Council hopes to meet the “housing 

need” from the green belt by insetting villages and rural exception housing 

and previously developed land in the green belt by 761 houses and a further 

1354 houses to be placed “around villages” quite apart from the land to be 

provided by so called urban extension.  As such the Parish Council finds itself 

in the position of having to object to this Policy in its present form on the 

following basis:- 

 

1. The housing number which relates to this has not yet been determined. 

 

2. The Parish Council can see no good reason to backdate the provision 

to 2011 as the Plan date runs from the date the Planning Inspector approves 

it, which in the Borough Council’s view will be autumn 2015.There is an 

existing build figure, the Borough Council are not operating without one and it 

has been met 

 

3. Your explanatory point at 4.19 regarding student accommodation 

seems to show a flaw in your projected figures as all student accommodation 

will be counted to meet the projected need which is identified in the SHMA.  

 

Specialist Housing 

It is not accepted that for those who are extremely frail i.e. in need of nursing 

care need to be in accommodation close by to other areas for accessibility by 

the residents. As such the Parish Council considers thought should be given 

to the use of Henley Park which at one stage was proposed for elderly 

housing. See later comment regarding seeking advice from Natural England. 

Local nursing homes on the Hogs Back and at Puttenham are highly 

successful 

 

 

Students 
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The Parish Council is particularly concerned about the provision that is 

intended to be made to meet the needs of The University of Surrey.  The 

Parish Council is mindful of the fact that in the Local Plan dated 2003 

Manor Farm was taken out of the green belt specifically to allow The 

University of Surrey to expand.  The Parish Council accepts that that 

expansion onto Manor Farm always intended but in the 2007 Review the plan 

for Manor Farm was not saved.  The Parish Council is unclear about how it 

comes to be the case that The University of Surrey has been allowed to 

develop land at Manor Farm by way of leasing land to the Borough Council to 

provide an underused parking provision for the Park and Ride whilst claiming 

that they also need to expand their building programme into further areas of 

green belt along The Hogs Back and to the northwest of Guildford.   

The Parish Council considers that a 60% provision of onsite accommodation 

is quite modest.  Students will of course live where they choose to live but it is 

only by restricting their access to the accommodation needed by local families 

that the fundamental shift will take place.  The Parish Council is of the view 

that The University of Surrey has sufficient resources available within the land 

allocated to it and not presently bounded by green belt to house 75% of their 

students and given that most of the students who come to The University of 

Surrey appear to be students from without the UK this would not seem 

unreasonable. This would be easily enforceable by making it a condition of 

acceptance of a place at the University  Other universities have conditions of 

residency that allow only those in their final year to look for accommodation 

outside of the University or for permission to be sought. 

 

In the Parish Council’s view there is no reason why substantial student 

accommodation could not be built and completed within the nought to 

five year requirement 

 

With regard to the provision regarding traveller accommodation it is of course 

part of traveller culture that the accommodation they occupy is on one floor, 

i.e. that of a mobile home.   What is unfortunate is that this has the effect of 

doubling the amount of land that is needed in order to provide them with 

appropriate sites.   The Parish Counsel questions the need for space to be 

allocated for “related business activities” given the pressure on resources. 

 

Houses in Multiple Occupation 

The Parish Council has no comment 

 

Policy 4 – Affordable Homes 

 

The Parish Council do not agree with this general Policy.  The Parish Council 
accepts that some affordable homes are needed within the Borough for key 
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workers and that some of those are needed for key workers who need to live 
close by to their place of work.  The general split of provision of affordable 
housing being suggested at 70% for rent and the rest by other means does 
not sit well because the Parish Counsel does not accept that the evidence 
base for this provision is properly considered and informed.   
 
The Parish Council considers that the Borough Council have placed too much 
weight on the idea that Guildford is an area of high value properties which are 
not accessible to those of certain incomes.   
 
The Borough Council have failed to take account of the impact upon Guildford 
of its commuter belt status and that people who live in Guildford work in 
London yet live here because they cannot afford the cost of London property 
and they prefer the rural access that living in the green belt provides.  
Guildford has been a commuter belt town since before the 60s and 
generations of Guildford born people have moved to other areas at the 
beginning of their employment/married lives.  Some have been able to return 
to their area of birth but Guildford is not unusual in this regard.  Indeed a 
healthy economy encourages the idea of mobility. 
 
The Parish Council accepts that those who work in the retail sector and in the 
service industries may not be able to afford to buy their own property in 
Guildford but there has been a previously available rental market which has 
met most of those needs.   
Affordable homes consist of social housing and homes of the type announced 
by the Government in the Ministerial statement made to present the NPPF. 
 
 • Since April 2013, the Help to Buy: Equity Loan scheme has offered 
buyers a 20% equity loan that can be used towards the cost of buying a new 
build home, allowing people to buy with a 5% deposit..  
 
• Alongside this, the Help to Buy: New Buy scheme, launched in March 
2012  
 
• The First Buy scheme was announced in the Budget 2011 to help 
support 10,000 first-time buyers on the property ladder 
 
 
The Parish Council would support the provision of shared ownership property 
as a means of assisting key workers to get their foot on the bottom of the 
home ownership market.  The Governments present scheme allows for 
purchase of between 25% and 75% share of the equity the rest being rented. 
Housing Associations should be encouraged to provide accommodation of 
this type 
 
The provision of rental accommodation to those who can show a strong 
connection to the area and who can demonstrate a lack of means to obtain 
housing elsewhere should be provided by reference to applicant’s income at a 
far lower level than suggested by the Borough.   
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The Parish Council does not accept the income figures that have been 
suggested for entitlement to affordable homes for rent and says that they are 
too high and that the vision the Borough Council has conceived for this aspect 
is not properly thought through. It follows that the Parish Council consider that 
that target of provision of housing for rent is far too high and the balance of 
provision is therefore distorted. 
 
The Parish Council is confused by the policy for the provision for affordable 
homes that requires all new build on brownfield sites to amount to 40% of the 
development but on Greenfield sites to be at least 45%.  If one is to consider 
that those who will need to occupy affordable homes are of the poorest in 
Guildford society then the large developments proposed on safeguarded land 
and on other green belt areas would seemingly create centres of deprivation 
where none previously existed. This is because they are being sited in areas 
which are low on amenity value and have difficulties with transport and other 
services.  It is difficult to conceive how it is thought appropriate for the 
provision of affordable homes to be higher on Greenfield sites unless this is 
simply intended to deter developers.  If that is the case the Parish Council 
consider this is an inadequate deterrent. 
 
The Parish Council suggests that because of the particular impact upon 
Guildford of its role as a commuter belt town it is unrealistic to relate the 
provision of affordable homes simply to a figure which is compiled on the 
basis of those coming forward saying that they wish to live in Guildford. 
 
There is a balance between need and the desire to meet it and the ability that 
the Borough Council has to control the market which is none.   
 
The Parish Council considers that it is impossible to make a proper comment 
and to feel that they have been fully consulted when the Borough has 
indicated throughout this Policy that the evidence base for their suggestions is 
still being worked on and has not yet been fully provided.  
 
The Parish Council is mindful of the comment that was made by Edge 
Analytics to their review of the SHMA at 3.6 as follows:- 
 
‘Whilst it is evident that Guildford Borough has a particularly acute 
affordability issue, it is less clear how an upwards adjustment to 
housing provision would manifest itself as an improvement to the 
affordability position.’  
 
This remains the Parish Council’s concern. 
 
The Parish Counsel considers that it is highly inappropriate for the Borough 
Council to allow the situation to continue whereby Surrey University students 
occupy what in fact is the already existing “affordable housing” in Guildford i.e. 
the property at Guildford Park and Westborough when there is already and in 
existence unused planning permission for more than 2121 student homes on 
campus at The University of Surrey. The Parish Council considers that 
pressure should be placed on The University of Surrey to get on with building 
those properties which they have stated for over 10 years would be their 
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intention to provide. The Parish Council considers that the University is not 
kind to their hosts and shows inappropriate signs of avarice not consistent 
with the needs of the less well-off of Guildford. They have used up the 
facilities that should have remained available to those who will only ever be 
able to rent their homes and young families who struggle to buy their own 
 
 
 
 

Policy 5 – Rural Exception Homes 
 
The Parish Council consider that this Policy is the one that should be used to 
provide key worker housing and other affordable housing where building 
within the green belt areas. 
The Borough Council has misdirected itself in requiring builders to develop 
large sites with an automatic split between affordable homes and the overall 
provision on these greenbelt sites.  Any such development should only be 
allowed in “exceptional circumstances” and should meet the overriding 
requirements of NPPF 87, 88 and 89.  The Parish Council has yet to be 
satisfied that those homes built in their village under this Policy in the past 
have been used to meet the needs of the village rather than the general 
needs of Guildford and refer the Borough Council to the development at 
Beech Lane. This was supposed to be built to meet the needs identified by the 
Housing Survey  The Parish Council in the earlier consultation pointed out that 
the provision of properties for rent did not meet the stated needs of the 
responders to the survey which mainly sought shared ownership scheme 
properties.  Again the Borough Council is seeking to try to interfere with 
market forces by substituting their own criteria.  It is submitted that a 
statement of need of one sort of housing does not demonstrate a need for 
another or that those who have a stated need will consider their needs met by 
the alternative provision.  As previously said, there are areas outside of 
Guildford and well within travelling distance using public transport which offer 
accommodation at affordable prices. Generation upon generation of those 
born in Guildford have met their housing needs outside the Borough.  It is an 
established way of life. For comparison 1 Bed Flats in Aldershot are freely 
available at £100,000 and shared ownership £65000.There are excellent train 
and bus services available to Guildford. In Farnham and Woking £150000 and 
retirement homes in those areas of £90000 which are all cheaper than 
Guildford and well within the reach of purchase of a young couple 
 

Policy 6 

 

With regard to policy 6 the Parish Council would broadly support this policy. 

Sadly any building in Normandy is unlikely to make it a better place using your 

proposals 

 

Policy 7 – Sustainable Design Construction and Energy 
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The Parish Council would broadly support this Policy.  However they are 

concerned that the Policy appears to ignore the impact of setting aside green 

belt land of good quality agricultural nature to be used for housing purposes.  

They are also concerned that the additional provision in the rural community 

without appropriate travel arrangements will increase pollution which will be 

damaging to the surrounding area, for instance nitrogen caused by use of car 

use. With regard to climate change adaptation, water use and sewerage the 

Parish Council is concerned that the proposed development within Normandy 

will exacerbate all of the problems within this area which are already 

experienced and that the development of our green belt sites for housing will 

simply place further pressure on these aspects.   The Parish Council is 

concerned that the proposals the Borough Council has for changes within the 

Parish Council area fail to take account of Policy 6 of the NPPF which 

states that sustainable development is:- 

 

“Meeting the needs of the present without compromising the ability of 

future generations to meet their own needs.” 

 

Removal of land green belt from the is a once only choice 

 

In the Parish Council’s view sustainable development must take account of 

the availability of land. 

 

The Parish Council believes that there is far too much emphasis on placing 

residential accommodation in the green belt area, either by way of identifying 

sites for development within the lifetime of the plan or by setting aside sites as 

“safeguarded” such as proposed for Normandy and also Fairlands in the area 

of Worplesdon Parish Council. 

 

 

Policy 8 - Surrey Hills Area of Outstanding Natural Beauty and 

Area of Great Landscape Value 

The Parish Council broadly supports the Policy however in relation to the 

proposed insetting of the village at Normandy and Flexford the Parish Council 

says that the Borough has placed too little weight on the impact that this will 

have on the ANOB and ANLV which abuts Flexford.   The Parish Council 

understands that the Surrey Hills Management Plan 2014 to 2019 is currently 

under preparation and it is anticipated that the ANLV at Wanborough will 

become ANOB.  The northwards view of The Hogs Back, which is the only 

view that can be achieved from The Hogs Back, encompasses the area of 

Normandy and Flexford which at present is not polluted by way of light or 

extensive build.   
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The proposals put forward by the Borough Council will impact severely on 

these two aspects .Flexford is next to the ANLV. Traffic exiting the village to 

the A31 travels through Wanborough and there is no prospect of this D road 

being provided with a better junction with the A31.There is no funding for it. In 

addition this road carries a considerable amount of traffic which takes the 

B3000 to A3/Godalming. There is already concern about the numbers of traffic 

using this route and it is understood Waverley BC look favourably on this site 

to meet their own housing numbers 

 

Improvements on this route have been called for for the last 10 years and 

there is no room for additional pressure to be placed on it nor any apparent 

investment in change 

 

Policy 9 – Villages and major previously developed sites 
 
In paragraph 4.111 you stated that the National Planning Policy says only 

those villages whose open character make an important contribution to the 

openness of the Greenbelt should be included in the Greenbelt yet that is 

exactly what the six hamlets of this Parish Council’s area achieve.  The 

proposals for Normandy involve a construct of your own making which has 

come about as a result of misinterpretation of NPPF 79 which provides that 

the Government attaches great importance to Greenbelts and that  

  

 The fundamental aim of Greenbelt policy is to prevent urban sprawl by 

keeping and permanently open.  The essential characteristics of 

Greenbelts are their openness and their permanence. 

 

The land at Normandy and at Flexford (plus the other four hamlets that relate 

to the area) meet all five of the purposes set out in NPPF paragraph 80. 

 

 Paragraph 81 of the MPPF provides that once the Greenbelts have been 

defined, as these have been, local planning authorities should plan 

positively to enhance the beneficial use of the Greenbelt such as looking 

for opportunities to provide access/outdoor sport and recreation, to 

retain an enhanced landscape, visual amenity and biodiversity or to 

improve damaged and derelict land.   

 

The Parish Council considers since the last plan was published that is exactly 

what they have continued to do in using their Greenbelt status.  

 

1. Access to Greenbelt land has been enhanced, protected and preserved,   

2. Outdoor sport and recreational opportunities have been provided at Manor 

Fruit Farm 
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3. We have enhanced the landscape at Normandy Common and maintained 

some footpaths, hedgerows and ditches in order to continually allow access to 

our green areas.   

 

NPPF paragraph 82 provides that the general extent of Greenbelt across 

the country has already been established and a new Greenbelt area 

should only be established in exceptional circumstances.   

 

The Parish Council finds it difficult to understand why an area of new 

Greenbelt land should be established in the urban area of Ash where the 

existing Greenbelt land which has been present and maintained as such since 

the Town and Country Planning Act 1947 is now threatened in this way in 

Normandy/Flexford. 

 

The Parish Council considers that the Borough has shown no special 

circumstance for taking any of the land in Normandy/Flexford out of the 

Greenbelt by either insetting, safeguarding or otherwise.   

 

The urban area of Ash has always benefitted by being bordered by green belt. 

Why move it? 

 

The Parish Council’s area provides the wide band of protection between the 

urban sprawl of Ash and Aldershot and the historic settlement of Guildford.  

The Parish Council take the view that the proposals for Normandy and 

Flexford are inappropriate development and are therefore harmful to the 

Greenbelt and should not be approved as part of this local plan review.  The 

Parish Council would point out to the Borough that the option to change the 

boundaries of the Greenbelt arises at the drafting of the local plan and that is 

a permissive power and it is not a directive  

 

The Parish Council is concerned that the recent response to the updated 

Settlement and Hierarchy assessment was not fully understood before this 

plan was drafted and it would appear to the Parish Council that the land which 

has been ‘safeguarded ‘ has been suggested in order to somehow join these 

2 hamlets together. There really can be no justification for doing so. This is an 

area of the greenbelt which is a landscape characterised by  Grade 11 farms 

and farm buildings in an area of established small farms and smallholdings 

which should remain washed over by the greenbelt. There are no special 

circumstances available to the Borough to justify otherwise 

 

The Government made an announcement  to the House by way of 

Written Ministerial Statement  to introduce the NPPF said as follows:- 
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We have safeguarded National Greenbelt protection and other important 

environmental designations and given councils new powers to protect 

assets of community value, prevent unwanted garden grabbing and 

safeguard valuable green open spaces.  The level of Greenbelt 

development (land changing to residential use in the Greenbelt) is at its 

lowest rate since modern records began in 1989. 

 

The same statement went on to comment upon how the Government intended 

to get empty and redundant land and property back into use and how the 

NPPF made it clear that planning should encourage the effective use of land 

by reusing Brownfield land provided it is not of high environmental value.   

 

The land that this plan proposes should be developed at Normandy/Flexford is 

of high value in that it fulfils all five of the Greenbelt purposes and we refer to 

the comments made in our response in autumn 2013 and which is submitted 

again with all its Appendices 

 

The Parish Council would say that this plan shows nothing which meets the 

requirements of the guidance of the NPPF at paragraph 28 which 

considers steps that should be taken to support a prosperous rural 

economy.   

 

Instead, the Borough Council seeks to change the area of Normandy and 

Flexford by turning it into an urban area.  The Parish Councils area is 

essentially a farming area.  There are a number of working farms still using 

much of the land in question. We were the Parish which got Foot and Mouth 

and all those farms effected are still in business. One of those Farmers is the 

Chair of the SW Surrey Farmers Markets and sits on the Guildford Rural 

Business Forum. He is also a Council Member of Surrey Agricultural Society. 

We have representatives who sit on the Business Forum representing the 

Worplesdon and District Bridleway Assn   

 

The work of the Parish Council over recent years has been to consider an 

evaluation of the types of wildlife in all of their areas and how access to that 

wildlife can be achieved through promotion of walks, use of right of ways and 

bridleways etc.  No consideration has been given as to how this could be 

supported in the local plan.  This could be a valuable addition to   Tourism 

 

The NPPF is particularly concerned with regard to sustainable 

development by reference to transport.   

 

What the plans for Normandy and Flexford propose is to simply exacerbate 

the already difficult problems regarding transport that exist in this area 

resulting in an overuse of car as a means of transport thus overloading the 
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two main routes in the area which are the A31 and the A323 both of which 

have pinch points throughout the day at Normandy and at the A31 at 

Wanborough.  So far as the A323 is concerned, those pinch points are at the 

border between Normandy and Ash at Wyke, at the turning to Wood Street 

which is used as a rat run to the research park and hospital, Fairlands and 

Rydes Hill.  The other plans that the Borough Council has for Worplesdon 

make this problems six times worse. (Liddington Hall Drive/Fairlands/the 

school at Salt Box Road) There appears to be no provision for improved travel 

infrastructure throughout the plan.   

 

The NPPF paragraph 75 indicates that planning policy should protect and 

enhance public rights or way and access yet the proposals for the local plan 

seek to build on the very land to which access has been obtained for 

hundreds of years by way of footpaths across open countryside bounded by 

Ancient Woodland and Grade 11 Buildings 

 

The Parish Council considers that the Borough have completely misdirected 

themselves despite NPPF paragraph 84 which provides:- 

 

When drawing up or reviewing Greenbelt boundaries local planning authorities 

should take account of the need to promote sustainable patterns of 

development. They should consider the consequences for sustainable 

development of channelling developments towards urban areas inside 

the Greenbelt boundary towards towns and villages inset within the 

Greenbelt … 

 

What this local plan provides is for separate independent in-setted land with 
an area of safeguarded land sitting like an island in the swathe of Greenbelt 
which until now has protected the historic town of Guildford from the urban 
sprawl of Aldershot and Ash.  The Parish Council draws the Borough 
Council’s attention to paragraph 85 of the NPPF  
 
Where necessary identify in their plans areas of safeguarded land 
between the urban area and the Greenbelt in order to meet longer term 
development needs stretching well beyond the planned period. 
 
The Parish Council says that this does not mean that safeguarded land 
should be plonked into the Greenbelt but rather should be land that would 
appear to be a natural extension of a growing urban area which may overflow 
into the Greenbelt land that surrounds it.   
 
The Parish Council are of the view that NPPF paragraph 86 applies entirely 
to Normandy and Flexford.  It is not necessary for the area to be protected 
by other means and it does not follow that because these other means do not 
exist that Normandy and Flexford should be excluded from the Greenbelt.  
This provision merely clarifies thinking around those areas which have been 
designated a conservation area or given special development management 
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policies by providing that those are not then to be given the added protection 
of the Greenbelt because of those policies. The fact that these special 
provisions do not exist in Normandy/Flexford does not in any way downgrade 
the greenbelt protection it already has. It is not a test for inclusion in greenbelt  
 
Normandy Parish Council say that all of the changes that the Borough Council 
intend to make by reason of this local plan do not cross the Threshold of the 
requirement that very special circumstances exist.  There are no 
exceptions. 
 
Normandy Parish Council considers that it is quite clear there needs to be 
some sort of development over the planned period in the area covered by 
Normandy Parish Council and they are not Nimbys.  All of those points under 
paragraph 89 of the NPPF can apply in Normandy Parish Council’s area 
and are expected to be used during the period of the plan. 
 
It follows that the Parish Council reject those policies set out as follows:- 
 

1. The notion of safeguarding land at Normandy as provided for in the 
plan.   

 
2. The notion of in-setting the village from the Greenbelt rather than it 

retaining its’ washed over status. 
 

3. The Parish Council cannot be clear about the proposed settlement 
boundary change because the maps in the consultation documents are 
so indistinct it is unclear where the boundaries are to be set 
 

The proposal to inset Henley Business Park on the basis that there is a 
current outstanding planning permission which will limit the contribution the 
site makes the openness of the Greenbelt is a gross misdescription and 
implies that the Borough Council have granted Planning Permission 
inconsistent with their own policies 
 
The Parish Council finds this absurd. If Planning Permission was granted on 
the basis of the Greenbelt rules in the last local plan then it simply should not 
have interfered with the openness of the Greenbelt.  This site is of particular 
importance given its position next to the SSSI/ SPA of the Ash and 
Brookwood Heathland the land is within 400 meters of the site. It is presently 
being used in part for lorry depots etc one has to question the appropriateness 
of this given the harmful affects of the nitrogen discharged from motor vehicle 
use upon the SPA.   
 
It is unfortunate that the Borough Council do not seem to recognise this as 
part of the local community. The opportunities for development at Henley Park 
should include an exploration of whether the land furthest from the SPA/SSSI 
could be utilised for Specialist Housing for the elderly under Class 2. The 
Parish Council are of the view that this should be explored with Natural 
England and the site owners and re reminded that proposals have been put 
forward in the past for an ‘elderly persons village’. This could be dealt with 
under rural exception 
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The Parish Council have been saddened by the fact that on advice the owners 
would appear to have ben pointed down the path of warehousing and lorry 
depots. This in the Parish Council’s view cannot help but impact on the SSSI 
as a result of nitrogen discharge from the vehicles that are stored there 
 
The Parish Council is already concerned that the land at the top of Cobbetts 
Hill Road which is also part of the SSSI/SPA and referred to as the Old 
Wireless Station would appear to have been allowed to be developed by the 
Borough Council without proper regard to its SSSI/SPA status.  The Parish 
Council is of the view that the site should remain washed over in order to 
ensure that the land is properly protected from development that would be 
harmful to the SSSI/SPA. 
 
It is important to note that the Parish Council consider that the Borough 
Council’s attempt to consult on this document is not helped by the fact that 
they have failed to publish density levels for proposed in-setted villages within 
the Greenbelt area.  As the plan stands it would seem to go in the face of the 
ministerial statement that was given to Parliament at the time the document 
was introduced.  The Borough Council is reminded that statements made 
and recorded in Hansard are as important when considering planning 
matters as guidance. 
 
Settlement Boundaries 
 
The Parish Council may be prepared to consider a redrawing of the settlement 
boundaries to reflect the natural extent of the village at Normandy and at 
Flexford.  They reject however the settlement boundary that has been drawn 
with the intention to in-set the area around the travellers site at Green Lane 
East There are no special circumstances to warrant the re-drawing of the 
settlement boundary to that point along Green Lane East.  The Parish Council 
considers that this is an area which should continue to receive full Greenbelt 
protection not least because of the close proximity to the Romano British 
Temple Exhibit 1 and the ANLV (soon to be AONB) of Wanborough. Green 
Lane East is the boundary between the Parishes 
It follows that drawing a settlement boundary around Palm Nurseries is also 
rejected. The Borough Council is reminded of the Ministerial Statement 
referred to at Policy 9 .The NPPF was also intended to prevent ‘garden 
grabbing’ which will be the result of ‘insetting’ 
 
SANG 
 
The Parish Council rejects the notion that site 112 Russell Place Farm would 
be appropriate Sang for the residents of Normandy.  In order to reach the site 
travel would have to be achieved by car hardly making this an alternative site 
for recreation.  Again this is a construct which would not appear to hold up to 
intellectual examination.  Similar comments relate to Sites 108, 114 and the 
SANGS proposed at Worplesdon 
 
 

Policy 11 – Ash and Tongham’s Strategic Location for Growth 
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It is difficult to see why it is considered appropriate to designate 114 hectares 
of new Greenbelt in Ash when the Borough Council are seeking to take out of 
the Greenbelt for no apparent reason the proposed safeguarded land at 
Normandy.  We consider that it is appropriate and proper for the area of 
separation to be created in order to protect the individual qualities of Ash, 
Tongham and Ash Green and would point out that part of Ash Green lies 
within the Normandy Parish Council boundary Again it is not clear from the 
maps and the document what of Ash Green is included in this area. 
The Borough Council is reminded about the strategic importance of 
development at Ash which lies along the A331 Blackwater Relief Road and 
provides good access to the   M3 M4 and M25. That is why it was built and 
that is why there is direct access to the A331 for Ash. 
 
 

Policy 12 – Historic Environment  
 

The Parish Council is concerned that the Borough appears to have taken no 

account of the historic importance of Normandy.  It is clear from the 

information we provided in the consultation in September 2013 that there are 

clear sites of settlement from Roman times throughout Normandy/Flexford 

and there is presently a site under excavation near Bailes Lane/Flexford which 

is being evaluated by the Guildford Museum and the Surrey Archaeological 

Society.   

 

The administrative area of Normandy is by nature six individual hamlets of 

mainly farmland.  The properties within the area of historical value are farm 

houses and smallholdings and are therefore scattered across the area.  As 

such there are few that could group together to warrant the designation of a 

conservation area but they nevertheless in order to maintain their importance 

need to have the benefit of their Greenbelt setting preserved.   

 

We attach exhibit 2014.2 which is a map of Flexford and Normandy showing 

the historic buildings. There are 22 Grade 11 listed buildings of mainly C16th 

origin and 2 sites of important archaeological note relating to Romano British 

settlements.  

In particular you are reminded that William Cobbett spent the last years of his 

life in this area and as such it is of historic significance and importance  

 

The Borough Council is also reminded that the Parish of Normandy came 

about as a result of an amalgam of land that once belonged to the Parish 

Council of Ash, Pirbright and Worplesdon.  The owners of Westwood Place 

and Pirbright Hall (Lord Pirbright) are to be found buried at Wyke Church. 

Wyke Church was the first church to be designed and built by Henry Woodyer. 

The Parish Council consider that it’s possible a conversation area could be 

declared for Normandy Common.  Similarly the Borough Council may wish to 
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consider the further level of conservation for the flax pond which is SNCI but 

also of historic interest. There are other important sites but whether a 

conservation area is declared or not their importance requires them to have 

had the benefit of their Greenbelt surroundings  i.e. they are farm houses in 

the main and were placed in that context in the C16th 

 

In the Parish Council’s view it would be wrong to interfere with that in the way 

that the local plan provides.  The Parish Council is also of the view that it 

would not be difficult for an institution such as the Guildford Museum working 

in partnership with Normandy Historians and landowners for a number of 

properties referred to on the map to be opened for Heritage Day.   

 

Policy 13 – Economic Development  
 

The Parish Council have little to say in respect of this policy other than in 

looking at the documentation that the Borough Council have provided they 

find it difficult to accept that the area of Normandy and Flexford provides 

employment opportunities at 100 as your table suggests.  There are very few 

employment opportunities in the village apart from the school, the Hyundai 

Garage and the farm shop at Hunts Hill Farm and other retail opportunities at 

the motor cycle shop and the Session Music Shop.  Despite the fact that the 

local plan suggests housing in the numbers of approximately 3000 be 

eventually be placed in this area there are no suggestions for increasing 

employment opportunities.  Any employment opportunities that exist do so 

because of the rural nature of the area and some may be placed at risk by the 

proposed building.   

 

It appears to the Parish Council that little has been done to identify the 

support that should be put in place for the rural economy. We are aware that 

85% of the land in Guildford Borough is designated greenbelt and the rural 

economy needs to be broadly supported throughout the area. It is particularly 

noted that the fears of the LEP quoted at Para 4.152 yet little has been done 

to prevent their realisation. The result of this plan for the north west of 

Guildford will be congestion and subsequent strangulation. Henley Business 

Park provides a real opportunity for local employment given the correct mix 

with appropriate sensitivity towards the SSSI/SPA  

 

Policy 15 – Guildford Town Centre  
 

The Parish Council would be interested to see the supplementary planning 

document for Guildford Town Centre.  The Parish Council are of the view that 

by failing to identify Walnut Tree Close as an area for residential development 

and tackle the flood problems in that area to allow such development to take 

place the Borough Council would be throwing away an opportunity of 
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providing accommodation in the town which is in fact where most people seek 

to have accommodation.  The Parish Council would say that to live in a rural 

area is one that is appreciated by those who wish to follow rural pursuits.  

Most young professionals and single over 50’s seek the convenience the town 

centre can provide with its ease of transport and local shopping and other 

facilities.  It is the view of the Parish Council that Walnut Tree Close could 

represent a major development opportunity for the Borough Council and that 

using its powers for compulsory purchase, if necessary, this area could be 

made a useful addition to the mix of housing required to help those who live 

and work in Guildford.  The Parish Council are disappointed to note that a 

recent application to build residential units was refused because of the flood 

problems The Borough Council has known of these problems for 50 years and 

should have placed itself in a position to give proper guidance on how these 

could be overcome  

 

The Borough Council’s attention is drawn to National Planning Policy 

Framework paragraph 110; Walnut Tree Close has far lower environmental 

value to any land in the existing Greenbelt.  Any development in that area 

would be sustainable because transport and other services would be good 

and within walking distance. Likewise all the land alongside the railway and 

riverside should be capable of producing high density housing of 1 and 2 bed 

mix  

 

Policy 16  
The Parish Council has no comment 

 

Policy 17 – Infrastructure and Delivery   
 

The Parish Council notes that there is little in this document that will assist the 

residents of this area.  The Council is concerned however to note that the 

Borough Council are seeking to place secondary school provision at Salt Box 

Road. This will have a huge impact on travel along the A323 to Fairlands and 

then the A322 as it is clearly intended to meet the needs of Normandy,      

Worplesdon and Jacobs Well 

 

Policy 18 – Sustainable transport for new developments  
 

It is this policy that the Parish Council highlights most as a reason why the 

proposed development in their area (and Worplesdon) should not be included 

in this local plan.  So far as the safeguarded land is concerned, the Parish 

Council have already indicated that by including it in the plan the Borough will 

simply expose it to planning blight that it is not suitably placed as safeguarded 

land in accordance with the NPPF Paras 84 and 85 but the result of such 
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development will be of very significant impact should it be approved at any 

stage in the future.   

 

The Parish Council note that there is no infrastructure proposed to improve 

the A323 Aldershot to Guildford Road which presently is a rural road 

connecting the villages of Ash, Normandy, Worplesdon (Fairlands), Liddington 

Hall Drive and Rydes Hill through into Guildford where it meets the A322.  

There are already pinch points along that road at the following points:- 

 

a) Ash Crossing  

b) The roundabout at the Dover Arms 

c) The traffic lights at the Pirbright Road  

d) Westwood Lane  

e) Glaziers Lane 

f) 20/20 site 

g) The turning to Wood Street used as a rat run for the research park 

and the hospital 

h) Fairlands roundabout which is used as an alternate route through 

Jacobswell through to the A3.   

i) Rydes Hill 

j) Dennis roundabout and thereafter into Guildford. 

 

It is not unusual when there is an accident on the A31 for the traffic to become 

gridlocked in Flexford and Normandy and there are frequently accidents with 

traffic backed up to Farnham.  In icy conditions traffic is unable to travel up on 

to the A31 from Flexford and Normandy as it is a D road and on a steep 

incline.  The plan proposes a development where transport can only be 

achieved by car.  We refer to our submissions in the September 2013 

observations and attach them again. 

The Borough Council is reminded of the following historic comments on 

developments in Worplesdon. They apply equally to Normandy/Flexford 

 

‘The proposed development would in my view further impair the 

efficiency of both the A323 and he A322 which as principal roads 

connecting Guildford to the M3 and the major growth area must be 

safeguarded (Planning Inspector 1976) 

 

‘Accordingly the County Engineer would seek to prevent the grant of 

any planning permission which would significantly increase the traffic to 

the South of Liddington Hall Drive’ (1983 SCC) 

 

‘In my judgement the discharge to A322/A323 of traffic from the 700 

dwellings…would add unacceptably to the congestion and danger on 

the main framework roads ‘(Planning Inspector 1985) 
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‘The findings so far suggest that the transport impacts associated with 

the North West community (Liddington Hall) would be significant and 

difficult to resolve ‘(SCC 2003) 

 

Cycle deaths have taken place at Rydes Hill Roundabout because of the 

pressure on the network. Nothing seems to be suggested to even resolve the 

present day acute difficulties 

 

In the Parish Councils view the cost of these changes cannot be met by CIL. 

There are already too many problems which will not be funded from 

elsewhere. The changes required are not acknowledged or dealt with in your 

plan 

 

 

Policy 19  
 

The area of land that is proposed for construction under the local plan is an 

important part of the Green infrastructure which enhances the biodiversity 

linking the ANOB at the Hogs Back to the SSSI at the Ash and Brookwood 

heathland.  Rare birds, red kites, buzzards and others such as Barn owl, Little 

owl etc. are known to inhabit the woodlands throughout the area together with 

all four types of bat.  We refer to the relevant surveys Appended to our 2013 

submission.  

The Parish Council has surveyed the land at Normandy Common (Surrey 

Wildlife Trust also attached at 2014.3) which is in its ownership and it is 

anticipated that it will be considered for being designated as Special Nature 

Conservation Interest area.   

 

This will link it to the SNCI at Normandy Pond at Wyke Church and Wyke 

Woods.   

 

These together with ancient woodlands on the proposed site for development 

on the safeguarded land provide an important corridor for the enhancement of 

biodiversity.  It is also important to note that this land amounts to flood plain 

area.   

 

There are a number of natural springs that arise as a result of the geological 

structure in Normandy and Flexford which lie in the lea of the Hogs Back. 

 

There are already problems which are being addressed at Flexford and it is 

anticipated that any further development between Flexford and Normandy will 

likely exacerbate problems even further.  It is already difficult to manage the 

surface water that results.   
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The area along the A323 at Normandy between Wyke School and 20/20 is 

often under flood and there are already serious subsidence problems being 

experienced at the junction between Glaziers Lane and the A323.  

 

This flood area is only presently helped by the use of Community Payback 

workers who have dug out the ditches all along the A323 on land owned by 

the Parish Council. There are significant swales placed over the land at Manor 

Fruit Farm and a number of ponds in the area but they are not enough to 

overcome the problem which appears at present to overwhelm these 

arrangements on at least a 7 yearly cycle.  

 

(It is believed that because of the underlying high water table and the overuse 

of the roads by Lorries (Surrey County Council refused to put a 7.5 tonne 

restriction on either Westwood Lane or Glaziers Lane) this may be the cause 

of road and footpath subsidence at Glaziers Lane.)   

 

The Parish Council does not consider that this plan has positively set out a 

strategic approach to the management of the area and that Policy 19 is a 

mere statement of intention without any serious provision to support it.   

 


