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SCHEDULE A1 TO THE AGENDA FOR THE
CENTRAL PLANNING COMMITTEE
3 FEBUARY 2010

WA/2009/0602

Matune, C/O Geoffrey Barnett
Associates

27/04/2009

Grid Reference:

Town:
Ward:
Case Officer:

8 Week Expiry Date
Neighbour Notification Expiry Date

Neighbour Notification
Amended/Additional Expiry Date
RECOMMENDATION

Introduction

Erection of a new office building (revision of
WA/2008/0628) at The OIld Mill, Mill Lane,
Godalming

GU7 1EY (as amplified by letters dated 16/06/09,
19/06/09, 30/06/09 and 14/10/09 and Sequential
Test Information dated October 2009)

E: 496680 N: 143830

Godalming
Godalming Central and Ockford
Mr P Hardwick

22/06/2009
29/05/2009

That permission be REFUSED

This application has been brought before the Area Planning Committee at the

request of the local member.

Location Plan
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Aerial Photograph of Site in Context
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Site Description

The site lies off Mill Lane, Godalming and encompasses part of the Mill Pool
business complex and an area of open space to the south-west. This area of
Godalming lies within the River Ock Valley and has steeply rising ground on
either side. The mainline London to Portsmouth railway runs along the north-
western side of the business park on a steep embankment while the River
Ock defines the south-eastern side of the Mill Pool complex. Although part of
the developed area and close to Godalming town centre, the business
complex lies on the urban edge and the site has a rural feel to it.

The site extends to some 0.63 ha. The main part of the site is located to the
south-western end of the Mill Pool Business complex and comprises the
remains of a former mill pond and the wooded area around it. The mill pond
is extremely overgrown and there is no clear water. A grassed area on the
north-eastern side of the pond has been partially gravelled over and is used
for parking.

The main entrance to the site is located by the Old Mill and is off Mill Lane.
This area encompasses the River Ock and the former sluice works and
turbine associated with the Old Mill.

A mixture of uses surrounds the site. Residential areas lie to the south and
east on the opposite side of the River Ock. The large office buildings of the
business complex lie to the north-east while the Old Mill building offices lie
further to the north-east near the entrance onto Mill Lane.

Main Entrance
off Mill Lane
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The OIld Mill and
Watercourse

The Existing Mill Pool House
Office Complex

Site of Proposed Building
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Existing Informal Car Parking Area

Views of Mill Pond from Proposed Site
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View Towards Site from rear of Residential Property in Ockford Road

Proposal

The application proposes to:

i) erect a new 2 % storey office building of 616 sg. m.;

i) modify the existing mill pond to create an area of open water;

i) create a picnic area and the lowering of ground levels in part of the
site to maintain flood storage;

iv) erection of a cycle store;

V) formalisation of an existing parking area.

The proposed building would be of timber-clad construction supported on a
brick base with an artificial slate roof. The building would be orientated with
the main elevations facing north-east and south-west and have a height to
ridge level of 9.73m. The associated car parking would be located to the
south-east end of the building.

The building would feature dormer windows at 2™ floor roof level, a hipped
roof on the south-eastern end elevation and an open external staircase on the
north-western end elevation.

The proposed works at the Mill Pond would consist of excavations to the
north-east of the existing pond in order to increase its size. This increase is to
match the area of pond lost by construction of the new building and the
provision of a buffer zone over a corner of the pond. A small area of the bank
is to be retained for employee use as an amenity area.

The submissions indicate the use of ground source heat pumps for renewable

energy and it is stated that some 26% of the energy used would be from
renewable sources.
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An ecology management plan has been submitted with the application. The
plan would ensure that the wetlands remain properly managed in perpetuity.

The applicants have stated that they have become increasingly aware of the
historic significance of the Old Mill and the deteriorating condition of the
existing turbine. The applicant would therefore be willing to consider, by way
of a legal agreement, to undertake essential maintenance and refurbishment,
including a plaque describing the history of the mill site and local significance.

A draft unilateral undertaking had been submitted with the application in

respect of infrastructure contributions. That agreement was completed on 11"
June 2009 with a stated contribution of £59,788.01.

Proposed Site Plan and
Site Section
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Proposed Floor Plans
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Proposed Elevations
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Submissions In Support

The applicant has submitted the following documents in support of the
proposal:

1.

ONoOh~WN

Design and Access Statement — with particular reference to design
principles, pre-application consultations, policy evaluation, architecture
and flood risk.

Tree Impact Assessment;

Flood Risk Assessment, including Sequential and Exception Tests;
Renewable Energy Assessment;

Ecological Assessment;

Ecological Management Plan;

Contamination Study;

Letters from commercial agent stating need for modern offices close to
Godalming Station.

The main points in support of the proposal can be summarised as follows:

1.

2.

This revised scheme has overcome all the objections raised in relation
to the previously refused application;
The proposal would maintain and enhance the ASVI;
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8.

9.

Siting of the building adjacent to the railway line is less intrusive in
terms of views of the ASVI;

The proposal is located in a highly sustainable position close to the
station;

Consider this could be Godalming’s first modern, low carbon emission
building using the latest sustainable technologies;

The scheme incorporates features into the design to promote bio-
diversity, the continuance of the present ecology and putting in place a
management plan to maintain the wetlands area;

There is a need for more modern office development of this size in the
town and that the issue is not about the amount of available office
space that may be available;

There are limited views of the development from outside the site;

There would be no loss of privacy to nearby residential occupiers;

10.The scheme will have little impact on the green space, particulary as

the space is in the corner of the space and abutting the railway line,
and that the site would represent about 1% of the area of the ASVI;

11.The applicants have reached agreement, in principle, with a local

employer to lease or purchase the property on completion;

12. Have offered to undertake maintenance and cosmetic refurbishment of

the existing Old Mill turbine and the display of an historic plaque.

Planning History

WA/2009/0200 | Application for a Certificate of | Refused

Lawfulness under Section 191 for | 01/04/2009
the continued use of land as a car
park

WA/2008/0629 | LBC for turbine and flood | Refused

alleviation works 14/05/2008

WA/2008/0628 | Erection of a new office building | Refused

together with works to Old Mill | 28/05/2008
Sluice and restoration of turbine

WA/2006/1836 | Flood alleviation measures | Withdrawn

including dredging and reforming | 14/11/2006
the existing silted-up mill pond, a
new underground sluice by-pass
structure  together  with  the
enabling development of five 3
storey live/work units, together
with refurbishment of Old Mill
water turbine and its connection to
a new 9kw generator

WA/2006/1037 | Refurbishment of existing turbine, | Invalid

flood alleviation measures; | 09/05/2006
dredging and reforming of exiting
silted up pond; general landscape
improvements

WA/2004/0749 | Erection of a building to provide | Withdrawn
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15 new dwellings together with | 08/05/2004
the reconstruction of pond and
provision of sluice by-pass
structure with associated parking

WA/98/0061 Erection of part 2 storey and part | Permitted
3 storey building to provide | 22/06/1998
offices, Class B1, together with
revised car park layout following
demolition of existing buildings.

Development Plan Policies and Proposals

National Planning Policy

PPS1 — Delivering Sustainable Development
PPS1 Supplement — Planning and Climate Change
PPS — Planning for Sustainable Economic Growth
PPS9 — Biodiversity and Geological Conservation
PPS25: Development and Flood Risk

Development Plan

Waverley Borough Local Plan 2002

Policy D1 — Environmental Implications of Development

Policy D3 — Resources

Policy D4 — Design and Layout

Policy D5 — Nature Conservation

Policy D7 — Trees Hedgerows and Development

Policy D13 — Essential Infrastructure

Policy D14 — Planning Benefits

Policy C5 — Areas of Strategic Visual Importance

Policy C7 — Trees woodlands and Hedgerows

Policy C10 — Local Nature Reserves, Sites of Nature conservation Importance
and Regionally Important Geological and Geomorphological Sites
Policy C11 — Undesignated Wildlife Sites

Policy C12 — Canals and River Corridors

Policy BE1 — Important Green Spaces within Settlements

Policy HE3 — Development Affecting Listed Buildings or their Setting
Policy HE10 — Heritage Features

Policy HE14 — Sites and Areas of High Archaeological Potential
Policy IC1 — General Considerations

Policy IC4 — Existing Industrial and Commercial Premises

Policy TC3 — Development within Town Centres

Policy TC8 — Urban Design in Town Centres

Policy M2 — The Movement Implications of Development

Policy M14 — Car Parking Standards
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Policy M17 — Servicing

South East Plan 2009

Policy SP3 — Urban Focus and Urban Renaissance
Policy CC1 — Sustainable Development

Policy CC4 — Sustainable Design and Construction
Policy CC7 — Infrastructure and Implementation

Policy T4 — Parking

Policy NRM4 — Sustainable Flood Risk Management
Policy NRM7 — Woodlands

Policy NRM11 — Development Design for Energy Efficiency and Renewable
Energy

Policy BE1 — Management for an Urban Renaissance
Policy BE6 — Management of the Historic Environment
Policy KTG2 — Economic Growth and Employment

Planning Policy Constraints

Developed area of Godalming

Flood Zones 2 and 3

Heritage Feature

River bank within 20m

Wealden Heaths | SPA 5km

Suitably Located Industrial and Commercial Land (adjacent)
Area of Strategic Visual Importance (ASVI)

High Archaeological Potential (nearby)

Potential contaminated land

Consultations and Town Council Comments

County Highway Authority:
Recommend conditions in relation to car parking and turning, and cycle
parking.

Council’s Engineer:

Refers to comments reported on previous application WA/2008/0628. (On site
watercourse is River Ock Main River under EA control. Confirm overtopping
of sluice channel in storm conditions 2000/2001 flooding Mill Lane public
carriageway via access roadway and threatening adjacent cottages. Sand
bags issued by local authority and placed on kerb line as token protective
measure.)

Environment Agency:

Reports no objection to the proposal as outlined in the application. The
proposal as submitted is significantly reduced and different from previous
schemes. In particular, no residential element, no flood alleviation scheme, no
hydropower scheme, no alterations to the original mill buildings are proposed
and any alterations to the stream have now been removed from this proposal.
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However, note that the site lies in an area of high/medium flood probability,
known as Flood Zones 3 and 2. PPS 25 requires decision makers to steer
new development to areas at the lowest probability of flooding by applying a
flood risk ‘Sequential Test’ and that in this case, no evidence has been
provided that such a Test has been properly carried out. (Note: Test now
carried out and matter for the Local Planning Authority as decision maker)

If the Local Authority is minded to approve the application, recommends
conditions in relation to site/building levels, flooding, contamination, buffer
zones, ecology and biodiversity issues.

Natural England:

Report that it has no comments to make on the application. However, would
expect the Local Authority to assess and consider the possible impacts
resulting from the proposal on any protected species, ancient woodland and
biodiversity enhancements.

Surrey Wildlife Trust:

Report that, although the current proposal is smaller in scale than previous
schemes, there would however still be a measure of ecological impact, with
the loss of 10% of the wetland/waterbody and a number of trees.

The proposed new lagoon area should be at least equal to the area of wetland
lost to the development, that the importance of the existing wetland is its ‘fen
swamp’ character and this should be protected from the development
process, public access should be carefully controlled and advises that if the
Local Authority is minded to approve the application, that the applicant is
required to undertake the Mitigations, compensations, and Enhancements
detailed in Section 6 of the Ecological Assessment: these to include detailed
design features, an Ecological Management Plan, updated surveys for
badgers, water voles and bats.

Report that the site is an integral part of a Green Corridor leading into the
town centre and linking to open countryside to the north and south. Therefore,
the Local Authority should seek to maintain this open corridor and not permit
any further development which adversely affects it.

Environmental Health:

Raises possible issues in relation to construction works and recommends
conditions to minimise environmental impacts.

Thames Water:

On previous application WA/2008/0628, reported no objection on sewerage or
water infrastructure grounds.

Network Rail:
Reports no comment to make on the application.

SCC Archaeology Officer:
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Reports that although the site does not fall within a currently designated Area
of High Archaeological Potential, the site may be of possible interest in
relation to the outskirts of the original Saxon settlement and may contain
deposits of interest. Recommends appropriate archaeological monitoring
programme condition.

Borough Tree and Landscape Officer:
Reports no objection on grounds of impact on the trees within the site, subject
to appropriate conditions.

Godalming Town Council:

No objection. However, expressed concern about a phrase used in the
Carbon Emissions Compliance and Building Energy Assessment that states
‘to ensure that the 10% energy criteria is met if required’. Councillors
expressed the view that the development should be capable of delivering
more than 10% of its energy from renewable resources and that the 10%
energy criteria must be required.

Representations

20 letters of objection/concern (from 16 households) based on the following:

Other empty offices on site and elsewhere in the town;
Exacerbate car parking problem on site;

Loss of trees;

Increase in traffic;

Difficult access point onto Mill Lane;

Loss of privacy;

Conflict with ASVI policy;

Affect wildlife;

Leave insufficient space for fire munster point;

Mill Pond never been managed;

Development clearly visible from residential properties along
Ockford Road and The Mint;

Noise and pollution;

Overshadow wetland and gardens;

No need for development.

Determining Issues

This application seeks permission to erect an office block with associated car
parking within the Godalming settlement area, an Area of Strategic Visual
Importance and a candidate SNCI.

The key planning issues are therefore:

Principle of Development
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Economy and Employment

Impact on the open space & ASVI
Flooding

Sequential and Exception Tests

Design and Character

Sustainability

Impact on Listed Buildings and Historic Features
Impact on Nature Conservation Interests
Impact on Trees

Impact on Residential Amenity

Traffic and Car Parking

Impact on River Environment
Infrastructure contributions

Planning Considerations

Principle of Development

The site forms part of the Mill Pool business area and lies within the
Godalming settlement area. The principal of development is accepted in such
areas subject to compliance with other plan policies.

The site is dominated by the Mill Pond and the River Ock. The area
associated with the Old Mill falls within the area covered by Policy IC3 — Well
Established Commercial and industrial land and is adjacent to a listed
building. However, the bulk of the site is an open space which lies outside of
the identified industrial land and forms part of an Area of Strategic Visual
Importance and is a candidate SNCI. The key site specific policies that the
proposals will need therefore to comply with are Policies D1(Environmental
Implications of Development), D4(Design and Layout), BE1 (Important Green
spaces), C5 (ASVI), D5 (Nature conservation) and C12 (Rivers Corridors) of
the Local Plan 2002.

It is noted that the current scheme is a revision to refused application
WA/2008/0628 and seeks to overcome the various objections to that scheme.
The principle objections related to the impact of the development on the ASVI
and River Corridor; impact on trees and woodland; nature conservation and
biodiversity issues; works to the sluice and impact on setting of listed
buildings; and renewable energy issues.

The following main changes have been made to the proposal:
1. The overall size of the building has been reduced from 655sgm to
616sgm,;
2. The height of the building has been reduced by 0.61m;
3. The roof at the south-eastern end elevation has been altered from a
gable end to a hipped roof with dormer feature;
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4. The introduction of a buffer zone between the proposed office building
and wetland area;

5. Alterations to the sluice and related flood alleviation measures no
longer form part of the application;

6. Additional details have been submitted in relation to floodplain
compensation measures and a more detailed ecological management
plan for the site.

Therefore one of the issues will be whether this revised proposal has
overcome the objections to the previously refused application.

Economy and Employment

The Council is strongly supportive of developments which contribute to the
town and local economy and local employment opportunities.

PPS4 and policies in the South East Plan support employment type
developments and which could be argued to contribute to the wider regional
economy.

The proposal would involve the erection of a modern office building with many
sustainable design features. It would be centrally located close to the station
and the applicant has indicated that there is a need for this type of
development.

Impact on Open Space and Area of Strategic Visual Importance

The site lies within an Area of Strategic Visual Importance (ASVI) and is an
important open space within Godalming. The office block is proposed on the
far north-eastern edge of the designated area.

Sites in settlements with important visual amenity, recreational or ecological
value are identified as Important Open Spaces. Policy BE1 states that the
loss or reduction in size of such Important Green Spaces will not be permitted,
other than for the essential needs of suitable outdoor sport and recreation.
ASVIs are included within these areas and are given particular protection.
Policy C5 of the Local Plan 2002 states that the Council will seek to ensure
that the appearance of ASVIs are maintained and enhanced. Development
inconsistent with this objective will not be permitted.

The site forms the end section of an ASVI which extends along the River Ock.
The ASVI is dominated by the river and woodland and the application site
contains woodland, the overgrown Mill Pond and the River Ock. The pond is
the main element within this and covers an area of 0.17ha. Most of the site
has a wild appearance and is visually part of the wooded areas that extend
along the River Ock and up the hillsides to the north-west. Its visual character
is rural and the site performs crucial visual and ecological roles, acting as an
green lung penetrating into the Godalming developed area and providing a
green setting for the town.
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It is considered that the proposal would introduce a large building into this
area and legitimise an unauthorised area of parking. It would result in a
reduction in the size of the open space and have a seriously detrimental
impact on the open, rural nature of the site. The proposals are not for the
essential needs of outdoor sport and recreation and would not maintain or
enhance the ASVI. As such, it would be contrary to both Policy BE1 and C5.

It is noted that certain changes have been made to the building, in terms of its
overall size and height and reduced bulk on the south-eastern roof elevation.
In the officers view, these changes are not considered to be significant and
that the proposed building would compromise the present open nature of this
part of the site. The formalisation of an unlawful car parking area would also
add to the visual impact of the development.

It is acknowledged that the site is generally well screened from view, either by
trees and woodland or the adjacent buildings. However, the site and proposed
building are visible from the site entrance off Mill Lane, the Mill Pool House
site and from other public vantage points in the local area such from Ockford
Road and The Mint. The site would become more open to view in the months
of leaf fall.

Flooding

The site lies in an area shown to be both at high and medium risk of flooding.
PPS25 identifies these as Flood Zones 3 and 2 respectively. Flood Zone 3
extends across a small portion of the east of the site with the remainder lying
in Flood Zone 2.

PPS25 contains a Sequential and Exception Tests to ensure that new
development is directed to areas of no or lower risk of flooding (Flood Zone 1)
and to ensure that such development is appropriate in any area.

The tests serve to demonstrate the appropriateness or otherwise of the
proposed development and that in accordance with PPS25, ‘there are no
reasonably alternative sites in areas with a lower probability of flooding that
would be appropriate to the type of development or land use proposed'. It is
therefore necessary for applicants to consider the development in relation not
only to the existing site but against other available alternative sites which may
be suitable for the proposed development.

The applicant has stated that the proposed use of the land for office
development is classed as being ‘less vulnerable’ to flood risk and that this
can be appropriate in Flood Zone 3a, and therefore the proposal passes the
Sequential Test of PPS25.

The applicants have also now provided additional information in respect of the
Sequential Test and have considered alternative sites/land for the type of
development proposed. The Test also assessed the probability of flooding on
these sites. The information submitted is based on the availability of a vacant
site of adequate size to accommodate the size of office building proposed and
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the search area was limited to the central Godalming area. Three potential
sites were identified and considered. However, the report concluded that there
was no suitable alternative vacant land available to purchase, no suitable
existing office building was available for purchase, other sites or buildings
were too large or too small, and no building was available for purchase which
could be demolished to yield a suitable site at a competitive price.

The officers note the applicants have considered alternative sites for the
development and based on the information submitted, have demonstrated
that there are no alternative reasonable sites and therefore the Sequential
Test has been met in this case.

The proposal involves the creation of a building within Flood Zone 3. The
footprint of the building has now been compensated for on a level for level
basis as detailed in the application and that the finished floor levels will
generally be 300mm above the predicted 1 in 100 year flood level.

In addition, an area of land is to be excavated and lowered to compensate for
the flood area occupied by the proposed development. Whilst the raising of
part of the site to construct the proposed office block will result in a loss of
some 122sgm of existing pond, the realignment of the pond edge and
excavation to the same depths as the existing pond, will ensure that some
157sgm of new pond area is provided. Therefore, with this compensatory
floodplain storage, there will be no increase in flood risk and that the proposal
will not materially affect water flows of the River Ock.

Dry access would be available to the north-east of the proposed building
across the existing office complex.

The paved areas will be constructed of porous materials.

The application states that the area around Mill Lane is subject to regular
flooding. Indeed, the Council has records of the Mill Lane area flooding in
2000 and the hydrological information accompanying the application identified
the cause as the pinch point created by the sluice adjacent to the Old Mill.

Neighbours had questioned the need for the flood protection works (as
proposed in the previous application) and claimed that the flooding, if it
occurs, was a very infrequent event.

When questioned on this matter at the time of the 2006 application the
Environment Agency had no information on the frequency of the flooding at
the site, or any mapped history of flood events which have taken place.
Although the proposed works were acknowledged as being beneficial in
reducing flood risk the Agency indicated that this was not a priority area for
them and they had no plans to address flooding at the site. This situation
does not appear to have changed in 2008 or 2009.
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This response from the Agency, taken in combination with comments from
neighbours, suggests that flooding in the area is very limited and that
alleviation of it was not essential.

The Agency has not objected to the development on flood risk grounds.

Design and Character

Good design is at the heart of the Government’'s strategy to achieve
sustainable development. PPS1 expects good design to contribute positively
to making places better for people. Paragraph 34 states:

“Design which is inappropriate in its context, or which fails to take
the opportunities available for improving the character and quality of
an area and the way it functions, should not be accepted.”

Developments are expected to respond to their local context and
create or reinforce local distinctiveness and be visually attractive as
a result of good architecture and appropriate landscaping. (Para 36)

The Surrey Design Guide and the Design Code policies of the Local Plan
emphasise the need for new development to be well designed and to
integrate with their surroundings. The Surrey Design Guide expects
development to be “good enough to approve, not bad enough to refuse.”

Officers consider the proposal will have a detrimental impact on the character
of the locality as a result of the introduction of a building of significant scale,
bulk and mass on the site. The proposal would urbanise the semi rural
character and appearance of the site.

There is no objection to the design of the building. The officers consider the
proposed building to be of an attractive design and would relate well to the
adjacent Mill Pool House business complex and would respect the form and
appearance of the surrounding buildings, including the older buildings located
close to the main site entrance.

Sustainability

Local, regional and national policies expect new development to be
sustainable.  Applications are expected to address matters such as
sustainability of location, energy and water consumption and efficiency,
recycling, waste minimisation and use of locally sourced materials.

The site is located within the Godalming settlement area and is within walking
distance of the town centre and main line railway station. As such, its location
is considered sustainable.

Policy NRM11 of the South East Plan 2009 seeks to promote and secure use
of decentralised and renewable or low-carbon energy in new development.
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Although, following the demise of the Surrey Structure Plan, the 10% policy
requirement now only applies to larger developments, the current application
does incorporate renewable and low energy measures as part of the proposal.

The applicant has submitted energy efficiency information relating to passive
solar design and renewable energy. It is acknowledged that the
southwest/north orientation of the building is not ideal as there will be greater
natural light and heat gain on one side of the building. However, the
applicants have indicated that a shallow width has been used to minimise the
requirement for artificial lighting and ventilation and that the position of the
building in relation to the Mill Pond and the railway were considered over-
riding factors to limit intrusion into the ASVI and present a blank elevation
towards the railway. Given the constraints of the site, officers accept that a
more energy efficient design, orientation and layout would be difficult to
achieve and thus no objections are raised on these grounds.

The applicant has indicated that the on site renewable component would be
provided by a ground source heat pump system and that some 26% of the
energy requirements would be achieved through renewable energy.

The applicants have committed to minimising water use through the use of
dual flush systems and spray taps with flow restrictors. Use would be made
of SUDS systems.

The applicants have indicated that there would be a policy of recycling and to
produce minimum waste.

There would be the use of locally sourced and sustainable materials. The
building would be clad in timber boarding from certifiable sustainable forests.

Impact on Listed Buildings and Historic Features

The site is close to the listed Old Mill building and is considered to form part of
the setting of this building. In addition, the Mill Pond is a heritage feature.

Policy HE3 of the Local Plan states that development will not be permitted if it
would harm a Listed Building or its setting. Matters such as siting, style,
scale, density height, massing, colour, materials and detailing will be taken
into account when assessing whether the proposed new development is
appropriate and compatible.

Historic photographs show the mill pond used to be far more extensive in area
and came right up to the mill buildings. The current Mill Pond probably
represents what was the furthest extent of the original pond.

Although now distant from the listed building, the Mill Pond is historically

connected with it and is considered part of its setting. The proposed building
would not materially affect the setting of the Old Mill building.
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The proposed building only encroaches into a small part of the pond and a
compensatory additional pond area with open water would be created by
extending the pond towards the Mill. The applicants have argued that this will
strengthen the historic setting of the mill by reversing the gradual recession of
the Mill Pond taking place. There is no objection to the building and extension
of the pond back towards the Mill.

The Historic Buildings Officer was concerned, in previous applications, at the
widening of the sluice structure and the adverse impact that this may have
had on the historical context of the Old Mill and its setting. An application for
Listed Building consent for these works has recently been refused
(WA/2008/0629). However, these works no longer form part of the current
application.

Accordingly, the proposals are not considered to be contrary to Policy HE3 of
the Local Plan.

Policy HE10 of the WBLP states that the Council will seek to conserve and
protect heritage features.

The Mill Pond is registered as a Heritage Feature. The Conservation Officer
does not consider that the proposals would harm the heritage value of the
pond and thus no objection is thus raised to the proposals under Policy HE10.

Impact on Nature Conservation Interests

Policy C11 states that the Council will seek to preserve and enhance
ecological features of sites with a wildlife interest. Policy C10 states that
development will not be permitted within or affecting certain designated sites,
such as SNCIs and SSSis, unless it can be demonstrated that it would not
conflict with nature conservation interests.

The site is part of an extension and natural corridor linking the Ladywell Wood
SCNI with other woodlands along the river valleys.

The application is accompanied by an ecological assessment and
management plan. These conclude that the development would not have an
adverse effect on the nearby SNCIs and SSSlIs. Impacts of the scheme
include the loss of grassland of negligible value and a small area of wetland.
There is potential for harm to some species if work was carried out
inappropriately. Mitigation measures are proposed and a management plan is
also proposed as part of the application.

A number of objectors to the application have indicated that they believe the
site to be a valuable wildlife resource which accommodates a range of
species including bats, water voles, great crested newts, badgers, grass
snakes, newts, frogs, water vole and crayfish. The habitats and wildlife
associated with the site appear to be highly valued by the local community
and they have expressed considerable concern that the proposals would
result in the loss of this asset.
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The Surrey Wildlife Trust objected to the previously refused application on the
grounds that the Trust was not satisfied that the current proposal adequately
safeguarded the wetland/pond area. The Environment Agency had similar
concerns and has objected to the proposal on nature conservation grounds.

In relation to the current application, additional detailed information has been
submitted in order to address these concerns. On the basis of this additional
survey information and proposed management plan, the consultees no longer
raise objection subject to appropriate conditions, and officers are of the view
that the proposal is acceptable on biodiversity and nature conservation
grounds.

In conclusion there is not considered to be a conflict with PPS9 and Policies
C10 and C11 of the Local Plan.

Impact on Trees

Policy C7 of the Local Plan states that the Council will resist the loss or seek
the replacement of trees and woodlands which a) contain features that make
a significant contribution to the appearance of the landscape b) are of wildlife
interest c¢) are of historic significance and d) are of significance for recreation.

A large part of the site is covered in trees.

The previously refused application was not accompanied by a tree survey in
accordance with the British Standard and it was noted that there was no
arboricultural impact assessment in terms of proposed tree loss or changes in
level. Those issues have been addressed in the current submission.

The proposal would involve the loss of some trees on the site. These would
include a Horse Chestnut to the north-west and a number of trees along the
edge of the wetland area which is to modified and levels altered. However, the
Council’'s Tree Officer has commented that due to the topography of the
surrounding area and the enclosed nature of the site, the Horse Chestnut has
no visual amenity value outside the site and does not therefore consider that it
poses a realistic constraint on the development of the site.

It is considered that the further tree loss identified could be reasonably
mitigated by an appropriate landscape scheme to accompany the
development. Additional tree planting is proposed as part of the development.
There is therefore no overriding objection on arboricultural grounds

Impact on Residential Amenity

Policies D1 and D4 of the Local Plan seek to protect the amenities of
occupants of buildings.

Neighbours have expressed concern that the proposals would result in the
loss of privacy.
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The proposed building is located some considerable distance from the
nearest residential properties and will be screened by vegetation. Most
windows will also face towards the pond or into the business park and thus no
loss of privacy is expected to arise from the development. Some
overshadowing of the side elevation of the adjacent office building is expected
to occur but this is not expected to be material.

Traffic and Car Parking

A number of objectors have expressed concern at the highway impacts of this
development. They consider it would lead to additional traffic movements on
the congested Mill Lane and exacerbate existing traffic and parking problems
in the area.

13 existing parking spaces are shown to the south-east of the proposed office
building in an area close to the pond. Additional spaces are shown to the east
of the building. These areas are currently used for unauthorised overflow
parking and no vehicle loading or unloading facilities have been provided.
However, a cycle store for a number of bicycles is shown to be located to the
north of the site.

The business park is considered to be in a sustainable location being within
easy walking distance of the station and close to the town centre amenities.
As in previous applications, the Highway Authority has not objected to the
proposals and thus no concerns are raised in terms of highway safety.

However, officers do have significant concerns in relation to the provision of
parking spaces to the south-east of the building. The presence of the parking
area in the ASVI is considered to be unacceptable on visual grounds and
adds to the overall impact of the development into this open area.

River Environment

Policy C12 resists development which would have a detrimental effect on the
visual qualities, setting, amenities, ecological value, heritage interest or water
quality of the River Wey and its tributaries.

The River Ock is a tributary of the River Wey and thus falls within the ambit of
this policy. For reasons which are elaborated on elsewhere in this report,

officers consider that the proposals would have a detrimental effect on the
setting and visual quality of the River Ock.

Need and Justification for Development

From the above report, it is considered that there are a number of areas
where the development is considered to be contrary to policy. These include
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the loss and degrading of an Important Open Space within the settlement, the
impact on the ASVI and the impact upon the visual quality and appearance of
the River Ock Corridor.

The question to be asked is whether material visual harm would be caused
and if so, whether there is any justification for the development to outweigh
any harm caused to the character and appearance of the area.

Members may, however, decide that there may not be any material harm in
this regard and therefore to be no conflict with policy. Visual impact is clearly
one of planning judgment.

The applicants claim that the development would bring certain benefits. These
include providing modern new offices, new and enlarged office space for a
local employer, the future management of the wetlands and the offer of
improvements to the Old Mill turbine and the display of an historic plaque.

Due to a number of unknown factors the applicants have not been able to
definitely commit to restoring the turbine and bringing it back into productive
use. Restoration and use of the turbine would be welcomed but officers can
see no justification for linking the process to the development of an office
block some distance away. Also, given the unknowns it is not clear whether
restoration and re-use would be possible and it has not been demonstrated
that the works offered would be essential.

Extension of the pond towards the Mill and creation of a small area of open
water are welcome but it is unclear whether these would actually be beneficial
to nature conservation interests.

Both residents and officers question the need for additional office space within
the Godalming area. The application includes a letter from a company that
currently occupies another office on the adjoining site. In essence they state
that they expect to expand from 40 staff to 70 staff over the next 5 years and
indicate that they are looking for larger premises. They would, therefore, be
interested in either buying or leasing the proposed building.

The applicant has submitted correspondence from a local commercial agent
which suggests that any surplus of office space is not the issue in Godalming.
The demand from occupiers is generally for better quality newer space and
this space as a preference should be located close to Godalming station.
They point to a firm that recently relocated to Guildford for this very reason.
They argue that of the 43 premises that are still available, none of these
properties is comparable on public transport/sustainability grounds, or offers a
similar floor area. It is further argued that the economic well being of
Godalming will be badly impacted by the departure of key office occupiers and
very special thought should be given to enabling new high quality and
environmentally friendly business space to be created in the town centre.

This is a consideration, but there is a limit on how much weight can be given
to this. The expression of interest from this local employer does indicate that
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there may be a market for the building. However, the Council cannot impose
any requirement to the effect that the building must be occupied by a
particular local firm and, in any case, the circumstances of that firm may
change in the future.

Also of interest are the wider market conditions. In effect, is Godalming so
short of office space and of the right type of space that the Council should be
considering approving new offices in locations where there is considered to be
a conflict with the environmental policies of the Plan.

Moreover, the Council's own evidence in the latest Available Premises
Register (March 2009) does indicate that other accommodation is available.
This indicates 8,800sgm of office space spread over some 32 premises of
varied size. There are some 8 premises with a floor area of greater than
200sgm and a further 6 premises with a floor area greater than 500sgm. In
addition, there is some 2,194sgm of industrial/warehouse space available.

In addition, the Council has had other submissions on planning applications
where it is proposed that employment land be used for residential purposes
and where commercial agents have suggested that there is, if anything, a
surplus of office space.

In conclusion, officers do not consider that the benefits put forward by the
applicants outweigh the harm by developing land within the ASVI. The officers
fully understand the need to support the local economy and employment in
the town and Borough as a whole, but members will need to weigh up any
benefits of the scheme against the likely environmental impact of the
development.

Infrastructure

The applicants had submitted a draft Unilateral Undertaking in relation to
infrastructure contributions.

The applicants had submitted a completed Undertaking in June 2009. This
made reference to a figure of £59,788.01 and that this related to a site outside
the town centre. The applicants had indicated an initial figure of £35,534.56
which would have applied to a site within the town centre. However, the site
lies outside the designated town centre, as defined in the Local Plan, and
therefore the higher figure would normally have applied.

The officers consider that, given the very close proximity of the development
to the town centre and the railway station, it is reasonable that the lesser
figure should apply in this case. The applicants have been advised of this and
it is likely that a revised agreement will be completed prior to the date of the
meeting.

Conclusion
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The application seeks permission for a new office development with
associated car parking close to the town centre. Although the site lies within
the Godalming settlement area, it is constrained by policies relating to the
River Ock Corridor, Important Areas of Open Space and the Area of Strategic
Visual Importance.

In its noted that the proposal has been submitted in order to address the
objections raised in relation to refused application WA/2008/0628. It is
considered that although the proposal is considered to have addressed many
of the issues, there is still concern over the impact of such a development
upon the designated ASVI and the character and appearance of this edge of
town centre location.

Clearly, it would be for members to balance the planning considerations and
to give appropriate weight to the various benefits of such a development as
identified by the applicant in the submission. Members may also wish to give
weight to the economic and employment benefits that the scheme may bring
to the town.

In the officer's view, however, it not considered that the benefits put forward
by the applicants outweigh the visual harm that would be caused to the ASVI
by the proposed development.

Recommendation

That permission be REFUSED for the following reasons:

1. Reason

The Mill Pond portion of the site is an Important Green Space within
Godalming and part of an Area of Strategic Visual Importance. The
proposed development would, by the introduction of a large intrusive
building and associated car parking, materialy dertact from the
character and appearance of the area and would be inconsistent with
the objective of maintenance and enhancement of the ASVI. There are
considered to be insufficient benefits arising from the proposal to
outweigh the harm that would be caused by the development. As such,
the proposal would conflict with Policies D1, D4, BE1 and C5 of the
Waverley Borough Local Plan 2002.

2. Reason
The proposal will have a detrimental effect on the visual qualities and
setting of the River Wey River Corridor. The proposal is inconsistent
with the aim of preserving the character and appearance of the river
corridor and therefore conflictts with Policy C12 of the Waverley
Borough Local Plan 2002.
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