[image: Send logo_approved_small]SEND PARISH COUNCIL
[bookmark: _Hlk171629176]19th July 202
Please see the representation on behalf of Send Parish Council regarding our OBJECTION to Planning Application 24/P/00853 RE: Land west of Winds Ridge and Send Hill, Send, GU23 7HT Erection of 10 dwellinghouses with new vehicular access, parking, open space and landscaping. 

1. THE APPLICATION SITE

Send Parish Council has reviewed the details to the planning application and notes the planning history of the site. The land in the proposal form part of allocated site A43 from the Guildford Local Plan (LP) approved in 2019. This site was removed from the Green Belt and inset within the settlement boundary of Send. It is noted that the current proposal is accompanied by an Illustrative Masterplan to demonstrate one way in which the potential future development of the entire allocation would look – Ref: Design and Access Statement for the Proposal.

Send Parish Council therefore registers an OBJECTION to this application for the following reasons:

2. PLANNING POLICIES

a) Guildford Local Plan (GLP) 
According to GLP Policy D4 (10) this site allocation needs to be developed as a whole and not subdivided. The Local Plan Development Management Policies 2023 require ‘Master Plans and Design Codes’ for any sites that will be developed in more than one phase and by more than one developer. Although an outline Master Plan has been provided by this proposal, we consider that it is not detailed enough to take into consideration a number of issues related to this site, including accommodating very large vehicles for Travellers’ and also the site has been shown to be a highly contaminated landfill and there are no implications regarding this major issue in the plan. There would be a heavy remedial cost to remove the contaminated material for any developer who wishes to acquire the land. Currently Guildford BC own the land and they have advised on more than one occasion that they do not have the resources to develop the land. We therefore question the validity of this application which cannot be determined in isolation as a subdivision of the whole site and should be withdrawn until a comprehensive plan for the whole site is made in accordance with the above-mentioned policy.

b) Send Neighbourhood Development Plan (SNDP) 
Policy Send 1 – Design - Reference is made to the SNDP in the application in particular Policy Send 1 - Design which requires proposals to conserve and enhance its heritage and environmental assets. The Policy states: ‘All development proposals will be expected to demonstrate how they promote and reinforce the local distinctiveness and high quality built and natural environment of Send with reference to the Send Neighbourhood Plan Character Assessment. Proposals should seek to ensure that development does not result in significant adverse affects on the key views identified in the maps on pages 25 to 32 and respects and retains key natural landscape assets. In particular the following Character Area: E) Send Hill – proposals must reflect its very green and rural character as a result of many mature trees and hedges.

c) SNDP Character Assessment Character Area E – Send Hill
The key characteristics of this area and description of Character Area E - Send Hill are highly relevant to this application (Appx 1):
· We therefore strongly object along with many of our residents about the loss of this last pocket of woodland in this area of Send to yet another building development as it is contrary to Policy Send 1 Design. The SNDP identified this area as having special significance to Send residents regarding its views over open land and countryside. It provides a natural break from housing and is an unspoilt area with an abundance of wildlife. Many residents enjoy walking the public footpaths which border the area and the beauty of this peaceful place. This development is therefore out of character with this area of Send despite reassurances from the applicant that the proposal successfully achieves a rural transition as per policy requirement (Refs Planning Statement 4.19 and 5.5), we consider that his rural area between the built-up area and countryside forms an important part of the site’s visual impact and due to its undeveloped character, makes a positive contribution to this. 
· The proposed layout is poor as the design turns the backs and sides of the proposed houses towards the main road ‘Send Hill’ – this is not in keeping and destroys the special character of the road – i.e. longer front gardens with front door facing the road are key characteristics.
· The proposal also due to the above fails to meet the requirements of SNDP Policy Send 4 – Green and Blue Infrastructure which is to protect the countryside setting of Send
· The applicant stresses that the design is sensitive and keeps the housing to the central and eastern parts of the site, leaving the western parts as open space. However, by building on the eastern border despite some tree screening, it will have a huge impact on the amenity of Send Hill residents directly opposite. They will suffer from light pollution as at present they overlook dark woodland and will exchange that for brightly lit houses. 
· Neighbours in the vicinity of the access road will also be affected by the extra traffic and noise – during remediation and construction works. 

3. HIGHWAYS, PARKING AND AN UNSUSTAINABLE LOCATION 

a) Transport Facilities and services 
The Applicant refers to the ‘Planning Inspector who examined the 2019 Local Plan’ and’ noted that Send was a medium sized village with access to village and transport facilities and served by existing bus services’ (Ref Planning Statement 2.7). 
· This is not accurate. There are no bus stops near to this development and public transport in Send is poor. The 462/3 service only provide one bus an hour to Guildford or Woking and none on Sundays. There is no bus service along Send Barns Lane which means there is no public transport to the school or villages medical centre. The shops in Send are very limited and would be at least a 20 minute walk from the development.
· We therefore support Surrey County Council Highways Authority which recommends refusal of this application on the grounds that the site is ‘located in an unsustainable location, without sufficient access to public transport services or local amenities, with limited active travel opportunities, and where the only realistic means of transport would be the private car. This is contrary to the aims of the National Planning Policy Framework (NPPF) 2023 and the Surrey Local Transport Plan 4 (LTP4) 2022’

b) Pedestrian and cycle infrastructure 
Send Hill is a narrow rural lane with no pavements or cycleways. We support Surrey Highways comment ’Due to the lack of any suitable pedestrian and cycle infrastructure, any walking trips…for travel or leisure purposes would represent an unacceptable road safety risk due to the potential for conflict between cars and vulnerable road users, contrary to the objectives of the NPPF 2023 and the Surrey Local Transport Plan 4’

c) SNDP Transport and Travel Policy Send 7 – Supporting Sustainable Transport Ref: 6.22 
Although outside the remit of the SNDP, ‘transport issues can be considered where they relate to proposals that require planning permission’ It is therefore noted in 6.22 that GLP Policy ID3 states that ‘Sustainable transport for new developments sets out requirements….. for safe transport systems….’ 
· It should therefore be noted that past the development and the cemetery the lane leads to a very narrow and dangerous junction with Potters Lane which is already congested at times when motorists take short cuts through the lanes to the centre of Send. Accessing the very narrow and very steep incline and exiting at the junction particularly to turn right into Potters Lane is extremely dangerous.

d) SNDP Transport and Travel Policy Send 8 – Car parking provision 6.23 
GBC Local Policy ID3 states ‘Sustainable transport for new developments also requires new developments to provide off-street vehicle parking such that the level of any resulting parking on the highway does not adversely impact road safety or the movement of other car users’. Given the high levels of vehicle ownership within Send shown in the 2011 Census and public survey and the very significant challenges with the volume of traffic using the roads, Surrey County Council parking standards should be applied as a minimum in Send Parish. 
· We are therefore concerned that there is insufficient visitor parking for the development as there is no available and safe areas for parking at this very narrow section of the lane in Send Hill. 
· There is also real concern that the nearby layby which provides parking for a busy cemetery would be used by visitors to the development and adversely affect people visiting the cemetery. 

e) Access to the site
There is concern about the issues of access to the proposed site which is in a very poor location due to the narrowness of this part of the road. It should also be noted that the slip of land providing access to the part of the site owned by GBC is privately owned by a resident and not the developer.

4. PUBLIC RIGHTS OF WAY AND GREEN INFRASTRUCTURE
The site is currently well used by local people from all over the village for recreation for well over 2-3 decades and has a raft of well used paths clearly visible.

a) Footpaths, hedgerows and open space
The proposed massively reduced greenspace proposed alongside footpath FP 59 is unclear and presume that it is not for use by the wider community due to post & wire fencing installation. It does not show permeability with the existing footpath nor enhanced protection of the old oaks to the joint boundary from the development site. The hedgerow with the trees is currently protected by some fencing and however is unclear how these trees are protected and indeed the hedgerow is enhanced for wildlife benefit. Fragmentation of the open space with visitor car parking spaces in unfortunate including their damage during construction to the rooting zones of the nearby old oaks.

b) Footpath FP58  
The designated footpath FP58 to the eastern side is not shown and not integrated – particularly in view of potential conflicts at the proposed main vehicular entrance to the site and the proposed Hornbeam tree proposed right at this juncture makes it awkward and potentially unsafe creating conflict within this highway junction scenario.

5. ECOLOGY, WILDLIFE AND BIODIVERSITY NET GAIN 
Send Parish Council considers that this proposal has underestimated the impact on the wildlife of 	the area including protected species:

a) Badgers 
We note the response from the West Surrey Badger Group, it has been confirmed that badgers are present on this land, which is common knowledge to local villagers and sightings of badgers are regularly reported. A current survey is therefore required to establish the presence of these and other protected species and how the Applicant will ensure that there is no damage or disturbance to their habitat during construction and occupation of the site, as required by law.

b) Light Pollution 
Any building in the area will lead to adverse light production, detrimental to badgers and other resident wildlife as well as adverse to the setting of the edge of the Greenbelt.




c) Biodiversity Duty 
All local authorities have a duty to uphold biodiversity when looking at all planning applications – there has to be a net gain. If this development cannot deliver a 10% net gain to biodiversity, it should be turned down - Environment Act 2021. The developer needs to show how this will be achieved. The Biodiversity Impact Calculation has demonstrated that the proposed scheme will result in a likely net loss of 6.77 habitat units (-80.02%). The linear feature calculation for the proposed scheme indicates a likely net gain of 0.11 hedgerow units (+23.70%). The current scheme does not satisfy the trading rules of the Statutory Biodiversity Metric. The calculation has identified a ‘High Distinctiveness Broad Habitat Deficit’ of 3.22 Habitat Units, which would need to be replaced with lowland mixed deciduous woodland. The calculation has also identified a ‘Moderate Distinctiveness Broad Habitat Deficit’ which would need to be replaced within the same broad habitat, namely grassland, heathland and scrub, and individual trees. The current scheme does not meet the 10% mandatory net gain value set out within the Environment Act 2021 and does not achieve the 20% biodiversity net gain through development goals detailed by Guildford Borough Council. The developer should not think they can escape the biodiversity obligations using the ‘credit’ system which is of last resort and in our view unacceptable. 

6. WINDFALL SITES, CUMULATIVE DEVELOPMENT, HOUSING NEED, LACK OF INFRASTRUCTURE 
Since the adoption of the GLP, there have been some significant changes in Send. This includes a vast number of ‘windfall’ sites which have been approved for development in Send. Windfall sites were predicted when the settlements of Burnt Common, Send Marsh and Send were ‘inset’ from the Green Belt, yet the huge extent of the amount of development was not foreseen! Send along with the neighbouring Ripley have already seen nearly 1,000 new dwellings approved or pending! Send Parish Council continues to reiterate its severe concerns about the cumulative effect of all these developments and the lack of infrastructure to support them contravening Policy ID1 of the Local Plan. 
a) Education and medical
There are limited places in local schools (both at primary and secondary levels), both dentists and doctors have full patient lists.

b) Sewer System
There is already evidence of the strain on the sewage system. There have already been a number of occasions in the past year when the roads in Send have had to be closed due to problems with the old system. Has any consideration been taken to deal with the increase of untreated sewage?  

Therefore, if approved, this proposal should not be progressed until the infrastructure required is in place.

c) Housing Need
Send PC reiterates as it has done previously, that the objectively assessed housing need for the Guildford LP (Policy S2) is 10,678 houses. In 2022 Guildford’s Land Availability Assessment notes that 16,336 homes will have been built by the end of the plan period (Para.4.14). This is 153% of the housing planned for. The justification in the LAA is that this is not over provision but that ensures that the total requirement in Policy S2 of the Local Plan can be met and a 5-year housing supply maintained in the early years. It says that this supply is necessary to enable the plan to adapt to rapid change as required by the NPPF, should sites not be developed. We suggest that due to the worrying impact from the cumulative development in the area on infrastructure (roads, schools, medical centre, old sewer systems etc) these figures in the LAA show that the final figure of dwellings built is well-over the figure projected. 
d) GBC report to Executive Jan 2024.
Reference is made to the officer’s report to the Executive in Jan 24 regarding the Send Hill site.
Quote – ‘Since the Local Plan was adopted in 2019, planning applications approved for new homes in Send, already surpass the total allocation for the village for the full life of the development plan to 2034’ Therefore, it is clear that there is no need to develop any more sites and build more houses in Send to meet the target required by the NPPF!
7. COMMUNITY INTEREST IN APPLICATION

There has been a high local interest in this application. Many residents have provided their very real concerns to Send Parish Council about the impact of this development on their lives and the   environment of Send. 

Send Parish Council therefore registers an OBJECTION to the Proposal for the reasons stated and recommends refusal by Guildford Borough Council. 

Appx 1 
Send NDP Character Assessment Character Area E – Send Hill
Key Characteristics
• An open aspect and rural feel
• Narrow roads with very few footpaths at the side of the road
• Views of countryside from a number of places
• Limited street lighting
• Roads verges are very green with many trees and quite narrow
• Most houses are built of brick with a tiled roof.
• Individual houses with front and back gardens, off street parking and garages on the plot
• Views of open land looking towards Potters Lane from Send Hill. Cemetery has open views across fields towards Woking, views to the Surrey Hills

Summary Description 
Send Hill has a feeling of space and is very green as a result of many mature trees and bushes. Trees and hedges everywhere giving a rural feel. Plot sizes vary in size and set back from road with front gardens. Layout largely linear. Send Hill is elevated with open views across fields. Views of open land looking towards Potters Lane from Send Hill. Cemetery has open views across fields towards Woking, views to the Surrey Hills. The properties are mainly detached houses and there are many dormer bungalows. It appears that many were previously smaller properties which have been extended. All are well maintained. All have
driveways and good parking which means that there is very little street parking. Very few have gates to the drive but all (or possibly virtually all) have at least one garage. Houses are well spaced and of mixed ages. Majority are detached with most built within the last 80 years in medium and large plots. Very little street lighting, dog bin by Send cemetery. Individual boundaries some with fences and others with hedges/ green planting. Asphalt street surfacing. Orchard Way is a cull de sac off Send Hill. This is a 1970’s development of
mostly four bedroomed houses. It leads to Winds Ridge a road of mainly 1950’s and 60’s bungalows.
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