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Town and Country Planning Act 1990 (as amended)
Town and Country Planning (Development Management Procedure)

(England) Order 2015

Refusal of outline planning permission: 15/P/01670

Date of Decision: 14/12/2015

Proposal: Outline application for a residential scheme of 78 units comprising of a mix of 1
and 2 bedroom flats, 2, 3 and 4 bedroom houses and 405sq metres of retail
space all matters reserved except access.

Location: North Wyke Farm, Guildford Road, Normandy, Guildford, GU3 2AN
For: Mr G Phillips

The above application is hereby refused for the following reason(s):

1. The proposed development is located in the Green Belt, outside any identified
settlement area and therefore represents inappropriate development, which is
by definition harmful to the Green Belt.  The development would also be
harmful to the openness of the Green Belt and conflict with the purposes of
including within it.  While there are circumstances that weigh in favour of the
development these do not amount to very special circumstances such as to
clearly outweigh the substantial harm arising.  The development therefore fails
to accord with policy RE2 of the Guildford Borough Local Plan 2003 (as saved
by CLG Direction on 24/09/2007) and the guidance contained in the National
Planning Policy Framework.



2. It has not been demonstrated that the proposed quantum of development could
be accommodated on this site without causing significant harm to the character
of the area.  The indicative layout submitted would result in a development that
would fail to respect the linear form of the development in Normandy and would
have an overly regimented and urban appearance.   The failure to demonstrate
that the site is capable of accommodating the level of development proposed is
contrary to saved policies G5 (1) and G5 (2) of the Guildford Borough Local
Plan 2003 and the NPPF 2012 and the provisions of the Landscape Character
Assessment (2007).

3. The site lies within the 400m to 5km zone of the Thames Basin Heaths Special
Protection Area (TBHSPA).  The Local Planning Authority is not satisfied 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).  In this respect, significant concerns remain with regard to the adverse
effect on the integrity of the Special Protection Area in that there is likely to be
an increase in dog walking, general recreational use, damage to the habitat and
disturbance to the protected species within the protected areas.  As such the
development is contrary to the objectives of policies NE1 and NE4 of the
Guildford Borough Local Plan 2003 (as saved by CLG Direction on 24/09/07)
and conflicts with saved policy NRM6 of the South East Plan 2009.  For the
same reasons the development would fail to meet the requirements of
Regulation 61 of The Conservation of Habitats and Species Regulations 2010,
as amended, and as the development does not meet the requirements of
Regulation 62 the Local Planning Authority must refuse to grant planning
permission.

4. In the absence of a completed planning obligation to secure the delivery of 27
affordable housing units the development fails to deliver a mixed and inclusive
community and fails to meet the objectives of Policy H11 of the Guildford
Borough Local Plan 2003 (as saved by CLG Direction on 24/09/07) or the
objectives of the Planning Contributions SPD.

Please read the Important Notes attached.



Neil Taylor
Director of Development



Important Notes

The applicant is recommended to retain this decision notice in a safe place or with the title deed of
the property.

Appeals to the Secretary of State

General
If you are aggrieved by the decision of your local planning authority to refuse permission for the
proposed development or to grant it subject to conditions, then you can appeal to the Secretary of
State under section 78 of the Town and Country Planning Act 1990 (as amended).

You, or an agent acting on your behalf, can appeal if you were the person who made the
application. Appeals are dealt with by the Planning Inspectorate, an executive agency of the
Department for Communities and Local Government. Its primary function is to determine appeals
on behalf of the Secretary of State.

Appeals must be made to the Planning Inspectorate within certain time limits and on forms
provided by the Planning Inspectorate.  You can find more information on how to appeal at
http://www.planningportal.gov.uk/pcs. If you do not have internet access you can contact the
Planning Inspectorate at

The Planning Inspectorate
Customer Support Team
Room 3/13
Temple Quay House
2 The Square
Bristol
BS1 6PN
Telephone: 0303 444 5000

Outline Planning Application
If you want to appeal against this refusal, then you must do so within 6 months of the date of this
decision notice. Appeals must be made using a form which you can get from the Planning
Inspectorate.

If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against the Council’s decision on your
application, then you must do so within 28 days of the date of service of the enforcement notice, or
within 6 months of the date of this notice, whichever period expires earlier

The Secretary of State can allow a longer period for giving notice of an appeal, but will not normally
be prepared to use this power unless there are special circumstances which excuse the delay in
giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that the
local planning authority could not have granted planning permission for the proposed development
or could not have granted it without the conditions they imposed, having regard to the statutory
requirements, to the provisions of any development order and to any directions given under a
development order.



In practice, the Secretary of State does not refuse to consider appeals solely because the
local planning authority based their decision on a direction given by the Secretary of State.

Purchase Notices
If either the Council or the Secretary of State refuses permission to develop land or grants it
subject to conditions, the owner may claim that they can neither put the land to a reasonably
beneficial use in its existing state nor can they render the land capable of a reasonably beneficial
use by the carrying out of any development which has been or would be permitted. In these
circumstances, the owner may serve a purchase notice on the Borough Council. This notice will
require the Council to purchase their interest in the land in accordance with the provisions of Part
VI of the Town and Country Planning Act 1990 (as amended).


