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           18th April 2024
The Planning Inspectorate,

3rd floor, Temple Quay House,  
2, The Square,

Temple Quay,

BRISTOL BS1 6PN

Appeal Reference:  APP/Y36151/C/24/3337142

Appellant: Mr Dennis Read

LPA Reference: EN/22/00443

Land lying on the north east side of Old Lane, Ockham, Guildford KT11 1NL

Attention: Fredrica Rose, Case Officer.
I am writing on behalf of East Horsley Parish Council (‘EHPC’) in respect of the planning appeal referenced above against an Enforcement Notice EN/22/00443 issued by the local planning authority Guildford Borough Council (‘GBC’) on 13th December 2023 alleging that two breaches of planning control have occurred on land lying on the north-east side of Old Lane in Ockham in Surrey. 
This land represents part of a site known as Brick Kiln Farm, which falls within the Metropolitan Green Belt and lies close to the parish of East Horsley. Historic environmental abuses at and around this site have significantly and adversely impacted the residents of East Horsley for many years.   

In their Enforcement Notice GBC identified two suspected breaches of planning control, namely that without planning permission the site is currently being used for storage purposes and additionally that there has been the laying of material to create a hard surface area, also without planning permission 
EHPC supports GBC’s view concerning these breaches of planning control and accordingly we urge the Planning Inspector to dismiss this appeal for the various reasons detailed below.   
Reasons for dismissing the appeal

a) Adverse impact on the Green Belt 

The unauthorised storage and creation of hard-surfacing is causing material harm to the openness of the Green Belt. This is contrary to one of the identified purposes of the Green Belt, namely the need to safeguard the countryside from encroachment. 

In their submission the Appellant’s planning consultant Fluid Planning Ltd (‘Fluid Planning’), argues in Paragraph 4.3 that NPPF paragraph 154(a) allows for exceptions to Green Belt policies in cases where new buildings are built for ‘agriculture and forestry’. However, Fluid Planning accept that neither the temporary storage facility nor the hard-standing area would actually be permanent buildings and so they agree that this particular exception would not actually be applicable in this case.

Fluid Planning go on to argue in their Paragraph 4.12 that ‘Very Special Circumstances’ (‘VSC’) would however apply to the Appellant’s site. We find this implausible. The VSC test sets a very high hurdle, as specified in NPPF Paragraph 153:

‘Very special circumstances’ will not exist unless the potential harm to the Green Belt by reason of inappropriateness, and any other harm resulting from the proposal, is clearly outweighed by other considerations.
Typically, such ‘other considerations’ require a substantial compensatory benefit arising for the local community effected by the development. However, here the Appellant’s primary motive appears to be only to maximise his own profit with no benefits arising for the local community. Accordingly, we do not believe the VSC test can be considered to be met in this case. 
Failure to comply with NPPF Green Belt requirements is also contrary to GBC Local Plan policy P2.   

b) Harmful environmental impacts
The planning control history of Brick Kiln Farm demonstrates a long record of environmental infringements under the ownership of the Appellant. The unauthorised storage facility and hardstanding of the present Appeal will cause further potential environmental harm to this area. 

The woodlands adjacent to the site are characterised as semi-natural ancient woodland. The site itself is just 1.2 miles from the Thames Basin Heath Special Protection Area (TBHSPA), an area of the highest environmental significance and falls well within its 5km Zone of Influence. Harm to the integrity of TBHSPA is contrary to Local Plan Policy P5 and also to the Lovelace Neighbourhood Plan ‘Business and Employment’ Policy LNPBE1.

Large scale forestry operations are now proposed for this location and represent the reason given for needing the large storage facility and hard-standing. Harm to local ecology as a result of such operations will be inevitable. However, we note that no detailed ecological assessment has been presented with the Appeal. 
Harm arising to important habitats and species is contrary to Local Plan Policy P6 ‘Protecting Important Habits & Species’ and also to the Lovelace Neighbourhood Plan ‘Biodiversity & Natural Habitats’ Policy LNPEN2.
c) Failure to protect the rural setting of the area

Within the context of what was previously an open agricultural field, the storage facility and hard-core surfacing are fundamentally out of keeping with the existing rural character of the area, contrary to Policy D1(4) of the GBC Local Plan. This impact is also contrary to Local Plan Development Management Policy D4(3) in failing to contribute towards local distinctiveness. 

d) Adverse impact on the safety of the public highway

The increase in commercial activity at the site is likely to contribute significantly to an increase in HGV traffic accessing from Old Lane, which is a narrow and winding rural country road linking the A3 with Horsley Road in the Effingham Junction part of East Horsley. However, no traffic analysis has been presented by the Appellant to indicate the scale of such impacts.
Moreover, it should be noted that the GBC Local Plan Site Policy A35 has allocated the development of 2,000 new homes at the nearby former Wisley airfield. Traffic analysis by the developer, Taylor Wimpey, in connection with that development has shown that the main access to that side will be on Old Lane at a point less than one mile north of the Brick Kiln Farm site. Moreover, since the closest railway station to Site A35 is Effingham Junction, a considerable increase in the numbers of cyclists using Old Lane is also expected as that development is rolled out.

Assuming the proposed Wisley airfield development is approved, the combination of greatly increased numbers of cars and cyclists from that site together with the additional HGV traffic associated with the proposed forestry operations at Brick Kiln Farm are likely to materially impact on local road safety along Old Lane. However, the Appellant has made no assessment of such impacts nor their safety implications. As such the development proposals fail to comply with Local Plan Policies ID3 and ID9.

CONCLUSION

In our opinion the storage facility and hardcore surfacing installed by the Appellant at Brick Kiln Farm will have an adverse impact on the Green Belt, cause wide environmental harm, fail to protect the existing rural setting and be likely to cause a material adverse impact on local highway safety. Such infringements of development plan policies are material and carry considerable weight

. 

As such East Horsley Parish Council urges the Planning Inspector to dismiss this appeal. 
Yours faithfully,

N.S.Clemens
Nicholas Clemens,

Parish Clerk & Responsible Financial Officer
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