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1.0

INTRODUCTION

1.1

This Waste Recovery Plan (WRP) will form part of an environmental permit application for the land
improvement works at Broadwater Park Golf Club, Guildford Rd, Godalming, GU7 3BU. The site
location is shown in Drawing 183125/D/WRP/001. The National Grid Reference is SU 97887 45779.

1.2

The site is operated under a lease by Broadwater Park Golf Club (BPGC) and the owner is Waverley
Borough Council (WBC).

1.3

BPGC is located over a historic landfill (unpermitted) which operated between 1960 and finished
prior to 1993. The site is known to have been landfilled with household, commercial and industrial,
construction and demolition wastes. The tipping stopped over 25 years ago. Under the modern waste
management regime, the landfill would have been characterised as non-hazardous. The landfilling
took place in a former sand and gravel mineral working which had been excavated prior to the 1960s.
The waste has been directly placed in the void which was unlined. Consequently, the wastes are
considered to be in hydraulic continuity with the surrounding groundwater in the gravel deposits. The
water quality will be impacted by leachate as it passes through the wastes. This style of landfill is
termed as dilute and disperse. The landfill was finished with a thin layer (circa 500 mm) of sand and
sandy soil. This cap does not reflect modern landfilling standards, allowing water to infiltrate and
leach through the wastes and in the event any hazardous gases are generated to disperse
uncontrolled.

1.4

In 2013, the Operator identified daylighting of waste through the restoration cap. Prior to this, the
course had already been experiencing uneven settlement and corresponding poor drainage. The
deterioration in the quality of the golf course was leading to decreasing use and accordingly revenue.
Following the daylighting of wastes at the site, WBC and the Operator undertook a series of
investigations into the issues at the site. The issues at the site are fully documented in the Design
and Access Statement (attached in Appendix A).

1.5

Following the investigations, it was agreed with WBC, the land owner, former landfill operator and
environmental regulator, that the only practicable resolution was a redesign of the course and in
particular the cap. The solution was to be an Operator led design and construction to ensure the final
solution not only resolved the daylighting issue but also offered an amenity that was commercially
viable and met the operator’s needs.

1.6

Following this review, the capping detail, drainage and landscape design was formulated and
planning submitted in 2016. This application was withdrawn following objections regarding the
drainage solution, which discharged to Broadwater Lake. The local piscatorial society who suffer
variable water quality in Broadwater Lake refused to receive any surface water discharge from the
BPGC. A revised proposal was developed in 2017 with drainage discharging to the only other surface
water outlet, a drainage ditch flowing into the River Bray in the south west corner of the site from the
newly engineered storage lagoon. The proposed discharge of the surface water is set out in the site
specific Flood Risk Assessment (attached in Appendix C) submitted with the application. The full
planning application can be viewed on the Surrey County Council website 1.

1.7

The development is described in the planning application (WA/2018/0097) as ‘Capping of historic
8ha landfill; remodelling and enhancement of existing driving range and 9-hole par 3 golf course with
associated ecological and public access improvements; provision of new 490m2 driving range
building, adventure golf facility, practice putting green, 17 additional car parking spaces and rainwater
harvesting scheme; involving the use of 342,578 tonnes (214,111m3) of inert waste material and 70
HGV trips (140 HGV movements) per working day over a period of 18-24 months’. Planning
Permission was granted (WA/2018/0097) on the 16th April 2019. The permission and supporting

1

https://planning.surreycc.gov.uk/planappdisp.aspx?Appno=SCC%20Ref%202017/0172
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officers report are attached in Appendix B. The development is deemed to constitute “recovery” in
the context of land-use planning.
1.8

Since the planning application was submitted, there have been notable, albeit isolated, collapses of
the cap and there are clearly areas of the site where the cap is simply a crust over a void over the
settled waste. Since spring 2019 the golf course has been shut on the grounds it is no longer safe to
play.

1.9

This Waste Recovery Plan has been prepared against the current Environment Agency waste
recovery guidance 2, published in 2016.

1.10

The Plan sets out the following:
•
•
•

2

the reasoning as to why the development is considered to be a recovery activity and not disposal;
demonstration that the material volume is the minimum required for the design; and
the processes that will be implemented to ensure the works are undertaken to ensure that they
are undertaken to a suitable quality (both from an engineering and environmental) perspective.

https://www.gov.uk/guidance/waste-recovery-plans-and-permits
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2.0

OBLIGATION

2.1

The site has been subject to mineral extraction and then subsequent landfilling activities.

2.2

As demonstrated in the Design and Access Statement attached in Appendix A, there has also been
significant uneven settlement and corresponding poor drainage.

2.3

As set out in section 1, the site has been investigated on a number of occasions and the engineered
cap has been deemed to be insufficient. The outcome of the site investigations are summarised in
Table 2.1.
Table 2.1 Intrusive Investigation and Geo-Environmental Studies.
Date
Author
Summary of relevant conclusions
2013
Parsons
Preliminary Risk Assessment:
Brinckerhoff •
Contact with an increasing amount of exposed landfill waste on the site would
(PB)
increase risk to human health;
•
Exposed waste, including metal rods, pose a possible safety risk.
2014
PB
Phase 2 Risk Assessment:
•
If the waste continues to be exposed at the site, contamination hot spots will
become more prevalent;
•
Historical concerns have been identified regarding Broadwater Lakes water
quality, linked to the landfill.
2015
WSP / PB
Hydrogeological and Engineering Assessment
•
Top Soil was thin with evidence of landfilled wastes emerging;
•
Significant undulations had occurred due to waste decomposition;
•
Water logging in low areas
•
Poor soil affecting quality of tree growth and stability.

2.4

In 2015 the Operators insurance company had already advised that ‘whilst it is at present still
playable, the settlement of the underlying refuse site is clearly having an increasing detrimental effect
on the course and it appears likely that the risk to members and public of injury will increase without
remedial activity’.

2.5

In 2019, following comments from members regarding unacceptable material in the soils and
evidence of localised cap collapse the course was considered unsafe to play and subsequently
closed.

2.6

The planning application was brought forward by the Operator; however, this was fully endorsed by
the WBC Estates Team (the regulator and landowner). It is considered likely that in the event the
operator did not bring forward an application for engineering works at the site, they would have at
some point been forced to act under Part 2A of the Environmental Protection Act 1990 on the ground
of risk to the public who utilise the site.

2.7

It is recognised by Surrey County Council 3 that re-capping the site was the only practicable solution
in resolving the daylighting of waste and other issues associated with the differential settlement in
the landfill. If the site was re-capped, then the golf course would have to be redesigned changing the
existing landform, ensuring that all modern design standards are attained, objectives including
drainage are achieved and the golf course enjoyment is enhanced as far as practicable.

2.8

Planning Permission (WA/2018/0097) was granted for the engineered capping and the revised
design. It is important to note the following points within the permission, officers report and committee
report, as attached in Appendix B:

3

Committee Report attached in Appendix B.
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•

•

•
•
•

2.9

The planning permission description defines the capping activity. Inherent in the granting of the
permission is confirmation of the need for the activity to occur. The Committee Report, paragraph
2 on page 42, states that the development proposed (which is approved under the planning) is
as a result of the assessments undertaken on the site condition for both WBC and the Operator
which is now a requirement of the planning permission;
The development has been reviewed against Policy WD7 of the Surrey Waste Plan, which states
that planning permission will only be granted for engineering operations provided (b) the
proposed development is both essential for and involves the minimum quantitiy of waste
necessary. The summary report for the Decision (paragraph 115) concludes that the proposed
development is both essential and involves the minimum quantity of waste;
Condition 2 stipulates that the activity must be completed in accordance with the proposed
landscape scheme, as presented in Drawing 811.03 and the cross sections on 811.04;
As reported in the committee report (paragraph 7, page 42 Appendix B) WBC Environmental
Department endorses the scheme to ensure the site is made safe and reduces pollution risk; and
The Committee report stipulates the design ensures the minimum thickness of cap (1.3 m) and
also requires the drainage solution sheds surface water away from Broadwater Lake and
provides a sustainable water supply. Other variations in the final topography of the formation are
either for safety or golfing interest and represent less than 15% of the required volume of
material.

The Planning Permission and SCC supporting reports agree that there are environmental and health
safety problems evident at the site and that the proposed development appears to be the only
practicable and sustainable option available to remedy the problems. The development is
considered to be essential. The planning permission clearly obligates the operator to cap the site
and re-engineer the land formation to ensure it is safe and pollution risk is minimised as far as
reasonably practicable. It is clear that the Operator and subsequent Permit Holder is legally required
to implement the scheme.

AA Environmental Limited
183125
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3.0

SUITABILITY OF WASTE AND CONSTRUCTION QUALITY ASSURANCE
Quality of the imported engineering fill
Environmental quality

3.1

Acceptable construction waste will be imported, placed and compacted under the Environmental
Permit for the Deposit of Waste for Recovery. Due to the volume (refer to section 4) no one donor
site can be secured to provide the material. To ensure suitable waste material is imported, all the
waste will comply with the environmental criteria set out in the Importation Protocol and Construction
Controls Plan (IPACCP) which is being drafted and will be submitted with the Permit.

3.2

The types of waste material to be imported will consist of the waste types detailed in Table 3.1.
Table 3.1 European Waste Catalogue (EWC) Codes
Description
Concrete
Bricks
Tiles and Ceramics
Mixtures of the concrete, bricks, tiles and ceramics
Soil and stones1
Wastes from mineral non-metalliferous excavation

EWC Code
17 01 01
17 01 02
17 01 03
17 01 07
17 05 04
20 02 02
01 01 02

Waste gravel and crushed rocks

01 04 08

Waste sand and clays

01 04 09

Solids from physical treatment (limited to soil washing silts only)1

19 02 06

Minerals from waste facilities

19 12 09

Solids from soil remediation (limited to soil washing silts only) 1

19 13 02

Notes
1 Materials from brownfield sources, remedial works or have derived from soil washing processes will have
to be fully assessed to ensure they meet the engineering specification and requirements of the HRA and
human health risk assessments.

3.3

The IPACCP will in turn incorporate standards derived from a detailed Hydrogeological Risk
Assessment (HRA) that will fully evaluate the quality of the fill material that can be imported, without
posing any significant risk to the controlled water receptors, including Broadwater Lake, River Wey
and the groundwater in the superficial sand/gravels which are characterised as a Secondary A
Aquifer.

3.4

The HRA will be fully supported and informed with groundwater and leachate monitoring data which
is being gathered in support of the discharge of planning condition 15 which relates to the
development and implementation of a Groundwater and Surface Water Monitoring and Management
Plan. The HRA will take into account the squeeze factor of the cap and overburden to be placed and
the risks of migration from the site.

3.5

The Importation Protocol will set out the following information:
•
•

Pre-acceptance procedures including the prior testing requirements;
Validation inspection and testing process;

AA Environmental Limited
183125
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Confirmation regarding the permitted quality of imported fill, as derived from the site-specific
Hydrogeological Risk Assessment and industry accepted Human Health Guidance Values.

Engineering quality
3.6

The cap and the imported fill will have to meet an engineering specification. The Specification will be
prepared by a qualified Civil/Geotechnical Engineer. The specification forms a critical component of
the design, ensuring the objectives of the gas mitigation design and groundwater protection plans
are attained. The Gas Risk Assessment and Management Plan is the main component required to
discharge planning condition 13.

3.7

The general earthworks material will be placed in a maximum of 500 mm layers and compacted by
roller so that the bearing capacity complies with a CBR of 5 %.

3.8

All materials imported will be tested to demonstrate that they are fully compliant with the appropriate
importation protocol. Both geotechnical and environmental testing will be undertaken through an
accredited UKAS/MCERTS laboratory. A verification report will be provided on the completion of the
import and construction activities.

AA Environmental Limited
183125
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4.0

QUANTITY OF FILL

4.1

The land formation design has been carefully developed through two planning submissions and
extensive consultation with Surrey County Council, the land owner (WBC) and the Operator. There
is no one determining factor that defines the acceptable/minimum depth. As with all landscapes the
final formation has to achieve multiple factors including integration into the landscape.

4.2

There are three key components of the final design of the formation that dictate the majority of the
volume of fill required. Each of these components must be met to ensure the objectives of the
planning are to be attained. Weller Design Limited’s rationale that forms the basis of the final land
formation is attached in Appendix D. Other requirements only incur relatively small volumes
compared to the total but are important to the successful delivery of this project, such as safety (which
requires some bunding) and course experience. The design components that form the majority of
the required fill are set out below:
•
•
•

The waste deposits must be capped by a minimum of 1.3 m of engineered fill to ensure the
rootzone of the plants, including trees, do not compromise the cap performance or health of the
plants;
The drainage watershed must discharge at a gradient that will suitably move water away from
Broadwater Lake in both summer and winter and the storage water lagoon must be built above
the existing waste; and
The gradients of the land drains that dictate flow must not result in the slotted pipes entering the
waste deposit. Therefore, the thickness of the placed fill must be able to transfer these drains
within the placed engineering fill.

4.3

Weller Designs Limited have minimised the amount of fill required to meet these objectives.

4.4

The volume of fill material required to be imported, excluding the top soil to be stripped from the site
prior to works commencing, has been evaluated using 3D modelling software. The total volume of
engineering is evaluated as 214, 111 m3. The output from the modelling is attached in Appendix E.

AA Environmental Limited
183125
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5.0

CONCLUSION

5.1

The Permit applicant is legally obligated by the Planning Authority to cap the site and engineer the
site to ensure the landfilled wastes are not exposed at surface and planting is not compromised in
future years. In addition, the approved high-level drainage design requires the applicant to drain
water away from Broadwater lake to the south west of the site.

5.2

The planning authority has deemed that the use of inert waste as proposed would constitute
“recovery” in the context of land-use planning.

5.3

The permit application will be submitted with supporting engineering specification, hydrogeological
risk assessments, gas risk assessments and groundwater and surface water management plans
demonstrating the site will be built to the planning permission and the required standard. This will
ensure that environmental risks are suitably assessed and controlled. This includes looking at the
effects of the squeeze effect of the additional fill material being placed on the historic waste deposit.

5.4

The design has had to achieve a number of objectives, as set out in the Design rationale. The
designer has used the minimum amount of waste material required to deliver these objectives.

AA Environmental Limited
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Broadwater Park Golf Course
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driving range and 9-hole par 3 golf course with associated ecological and public
access improvements; provision of new 490m2 driving range building, adventure
golf facility, practice putting green, 17 additional car parking spaces and
rainwater harvesting scheme; involving the use of 342,578 tonnes (214,111m3) of
inert waste material and 70 HGV trips (140 HGV movements) per working day over
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1

INTRODUCTION

1.1

Project Overview

1.1.1

This Design and Access Statement (DAS) and accompanying plans and documents
seek the approval of the proposed capping off of an existing unsealed landfill site and
at the same time taking the opportunity of significantly upgrading the existing driving
range and par 3 golf course which lies on top of it.

1.1.2

A detailed planning application was under taken March 2016 however it was withdrawn
due to certain issues raised by the Godalming Angling Society i.e. they objected to any
surface water drainage going into the Broadwater lake) and additional information
requests made Surrey County Council (email ref Our ref: 2016/0044 Samantha Murphy
email dated 12/04/16).

1.1.3

The surface water outlet issue was resolved (see Hydrologic FRA) with minor
amendments to the pond design (one pond and not two) and identification of a new
outlet to the south. The additional information requested by Samantha Murphy is
contained within this application. In all other respects the application remains the same
as March 2016.

1.1.4

The golf course and range outfield are suffering from continued deterioration in the
ground conditions as a consequence of the poor reinstatement of the site on cessation
of waste tipping in the 1970’s. This is progressively impacting on the viability of the
business.

1.1.5

Meetings and discussions have taken place with Waverley BC Environmental Services
(Áine O'Brien - Environmental Pollution Control Officer) and they have recognised that
there is a problem with the site and support in principal the capping off of the site and
rectification of the severe problems created by having household rubbish at the surface
of the site.

1.1.6

In light of the above it is proposed by the applicant to undertake extensive capping off
of the former landfill site, while also significantly upgrading the facility by providing a
safe, modern, enjoyable, high quality sporting venue for the whole family on which to
play and practice golf.

1.2

Summary of Proposals

1.2.1

The proposals will involve:

1.2.2

The re-grading of the site to not only provide a significantly improved golfing facility but
more importantly to solve the current extremely badly draining, unmaintainable
intensively “corrugated” landform that is developing as the site inconsistently settles out
and exposes household and construction waste at the surface. NB In this respect the
vast majority of the imported soils (engineering in nature) is for the capping with the
minority of the soils required for golf course enhancement.

1.2.3

The replacement of the existing old dilapidated practice bays with a new practice range
building which would also offer an additional 8 covered bays.

1.2.4

The remodelling and realignment of the driving range outfield to improve the safety,
ground conditions, ease of maintenance, customer experience and also to allow the
introduction of a ‘rainwater harvesting scheme’ to remove the reliance on mains water
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for irrigation which is unsustainable, unreliable (i.e. drought orders, ) and expensive.
NB A borehole is not possible on landfill due to effect on water quality.
1.2.5

The complete re-design of the existing par 3 course into a high quality 9 hole ‘Academy
Course’ featuring high quality tee, fairway and green surfaces as well as bunkers,
swales, mounds , streams and water features that are exciting and maintainable to a
high standard.

1.2.6

The realignment of the existing golf holes to solve significant safety issues (physical
injury and property damage created by ball strike) at the boundaries with public areas
i.e. nearby playground and public walkways.

1.2.7

The provision of a family orientated “Adventure Golf” facility with floodlighting.

1.2.8

Construction of a new practice putting green / short game area.

1.2.9

Dense planting on the boundaries to the site to prevent unauthorised access which is
currently creating issues associated with trespass, theft, safety, vandalism and dog
fouling / nuisance.

1.2.10

The installation of ‘Berm’ range outfield lighting to improve the existing floodlights for
improved customer experience and less light spill impact than currently exists.

1.2.11

An extensive native planting programme (trees, shrubs, wetland, aquatics, grassland
etc.).

1.2.12

Extension to the existing car park. NB The existing operational access arrangements
will not be altered.

1.3
1.3.1

Accompanying Information
In addition to this Design And Access Statement the following plans and documents
are submitted as part of the application : Existing Site Plan (811.01 ), Grading Plan
(811.02), Soft Landscape Plan (811.03), Cross Sections (811.04), Contractors Works
Plan (811.05 ) , Contractors Works Plan – Further Details (811.14) Rainwater
Harvesting Plan (811.06) Application Site Plan (811.07), Hard Landscape Features
Plan (811.08), Adventure Golf Course Plan (811.09), Boundaries to Existing Landfill
Site (811.10) , Construction Phasing Plan (811.11) Range Building Details (811.12),
Control Of Surface Water Runoff Plan (811.13 ), Broadwater Golf Club Rationale Plan
811.15 , Construction Access Report (Thomasons G20371/REVA), Transport
Statement ( TPC Ltd), Plan G20371-100 Thomasons Bell Mouth Alteration , G20371101_A Thomasons Visibility Splay , G20371-102 Thomasons Entering Site Tracking ,
G20371-103 Thomasons Exiting Site Tracking , Preliminary and Phase 2 Risk
Assessment (Parsons Brinckerhoff FSE96666K / 96666M ), Hydrogeological &
Engineering Assessment (WSP - 70010607-020) , Phase 1 Desktop Risk (Ground &
Water V2.01.Oct 2014), Ecological Walkover Assessment and Protected Species
Survey (EBS Ltd ), Tree Survey ( Challice Consulting – cc/403 AR2848), Flood Risk
Assessment (Hydrologic ), Adventure Golf and Range Floodlighting (Abacus Ltd
UKS11633), Planning Statement 30th Sept V2. 170613 SG Air Quality Broadwater Golf
Club – Vanguardia, VC-102480-EA-RP-0001 – Construction Noise Assessment,
Vanguardia. Broadwater Park Golf Heritage Statement – West Sussex Archaeology.
Broadwater Park Waste Statement v1 Foresite.
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1.4

Site and Applicant

1.4.1

1.5

The proposals are to take place on land that currently forms Broadwater Park Golf Club.
The site is leased by the operator from Waverley Borough Council.

Document Structure

1.5.1

The document is set out in accordance with the government guidance on the
preparation of Design and Access Statements and follows the rationale set out in Cabe
‘’Design And Access Statements How to write read and use’ 2006 .

1.5.2

The subheadings within the document are divided into;

1.5.3
1.5.4
1.5.5
1.5.6
1.5.7
1.5.8
1.5.9

- Process
- Use
- Amount
- Layout
- Scale
- Landscaping
- Appearance

1.5.10

This document is to be read in conjunction with the submitted scaled plans that form
part of the application. Reduced copies of these plans are detailed within this Design
and Access Statement under the appropriate sections.

2 THE PROCESS
2.1

Introduction

2.1.1

Weller Designs Ltd were appointed by Broadwater Park Golf Club in 2015 to provide
solutions to the health and safety issues and maintenance problems resulting from the
ongoing settlement and exposure of the household landfill beneath the golf course.

2.1.2

It was quickly realised that the golf course and range outfield were suffering from
continued deterioration in the ground conditions as a consequence of the poor
reinstatement of the site on cessation of waste tipping in the 1970’s. This failure to
reinstate the landfill cap was progressively impacting on the viability of the business.

2.1.3

Following consultation and site meetings with Waverley Borough Council it was agreed
that there were serious issues that needed addressing (see also section 2.11) and that
a design solution needed to be found.

2.1.4

In 2014 / 2015 a process of site assessment was commenced in order to inform the
design proposals. The following sections briefly summarise the findings of the various
studies undertaken, the details of which are submitted separately as part of the
planning submission.
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2.2

Location and Extents

2.2.1

Broadwater Park Golf Club is located just off Guildford Road to the east of Farncombe
(Grid Reference SU 98140 45070).

2.2.2

The application area comprises a total of 7.99Ha (79949m2) of land.

2.3

Current Land Use

2.3.1

The application site falls entirely within the confines of Broadwater Park Golf Club. The
land on which the proposed works will take is currently used for the practice and
playing of golf.

2.3.2

Photos 1, 2, and 3 illustrate the current land use.

2.3.3

The boundaries to the existing former landfill site is shown on scaled plan 811.10.

2.4

Topography

2.4.1

The existing topography is illustrated on figure 5 and scaled plan 811.01. Essentially
the site slopes from west to east towards a shallow valley. The high point of the site is
towards the southeast reaching a maximum of approximately 41m AOD while the low
point is at 37m AOD.
The area in which it is located on a broad scale is generally quite flat with a slight slope
down in a south-easterly direction but on a surface scale it is very uneven (landfill
settlement) with many areas having an intensively irregular topography. Several larger
depressions are noted particularly in the southern/south-eastern portion of the site. The
western boundary slopes down into the site from the recreation ground beyond and the
northern/north-eastern boundary, to the north of the driving range and is ~4.0m higher
than Broad Water to the north-east.

2.5 Land Cover
2.5.1

The site was used by the Council as a landfill site in the late 1960s/1970’s. The fill was
understood to be household waste and plastic, metal, felt, paper, carpet etc. and this
was noted by the various environmental / engineering consultants reports (Ground and
Water Ltd, WSP and Parsons Brinckerhoff) within the shallow soils of voids formed
from trees being blown over. It is likely the landfill was formed following the extraction
of the River Terrace Deposits for aggregate.

2.5.2

The geology is comprised of a thin capping of superficial Topsoil/Made Ground
overlying landfill waste and then the Atherfield Clay Formation. The fill is estimated to
be ~5.0 – 8m thick. Further information on the ground profile is contained within WSP’s
Hydrogeological Assessment ( Ref: 70010607-020).

2.5.3

The vegetative cover is primarily intensively managed amenity grass associated with
the par 3 golf course and range outfield, interspersed with young and semi mature
stands of trees (7m - 10m in height) separating the golf holes. The boundaries to the
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golf course consist of broader bands of more mature, partly native, woodland
consisting of Oak, Pine, Silver Birch, Alder, Willow, London Plane and Sycamore.
Further information of the vegetative cover is set with EBS Ltd.’s Ecological study and
Challice Consulting’s Arboricultural Assessment.
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Photo 1

Photo 2
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Photo 3

Photo 4
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Photo 5
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Photo 6

Photo 7
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2.5.4

Within the application site there is also the clubhouse, the building structure covering
the practice bays (see Appendix 10) , two storage outbuildings and the hard-standing
associated with the car park.

2.5.5

In many parts of the golf course, the topsoil is eroded away to reveal a mixture of
materials including brick, concrete, glass, tarmac fragments, plastic food wrapping
(from the 1970’s), paper and fabric. Similar material is evident where trees had
previously fallen and the root structures had lifted up the soil underlying the site.

2.5.6

There are no overhead or underground services traversing the application site.

2.6

Water

2.6.1

With the exception of a very small ornamental pond adjacent to the one of the greens
(43m2) there are no existing water features within the application site boundary. The
eastern perimeter of Broadwater Lake is approximately 40m from the golf course
boundary. Further information on the hydrological characteristics of the site are set out
within the Flood Risk Assessment prepared by Hydrologic Ltd.

2.7

Public Access

2.7.1

Only visitors to the club have access to the application site (which is a public facility).
There are no public rights of way running through the application site. The application
site is adjacent to areas of public access around the eastern and northern boundaries.
These are Broadwater Park and Broadwater Lake.

Figure 1 – Site Context Plan – The application site is in red
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Figure 2 – Site Context Plan – Broadwater Park Golf Club edged in red

Figure 3 – Aerial of Broadwater Park Golf Club – edged in red
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Figure 4 – Aerial of Broadwater Park Golf Club
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Figure 5 – Existing Site Survey – Application Area Edged in Red (see also scaled plan 811.01)
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Photo 8 – View across golf course looking northwest
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Photo 9 - View across golf course looking west after storm knocked over a large number of trees
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Photo 10 - View across golf course looking south west
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2.8

Social Context

2.8.1

There are no residential properties directly overlooking the application site. The closest
residential properties are located to the south and west of the site beyond existing tree
belts. The extensive woodland boundary to the site prevents any further views of the
site being possible.

2.8.2

Beyond the immediate golf course boundaries are three leisure areas with public
access. To the south is Godalming Town Football Club, to the north is Broadwater Park
and to the Northeast is Broadwater Lake.

2.8.3

The golf club provides an important leisure facility close to the centre of the town and
compliments other leisure space in the area. The club offers a place to undertake an
outdoor leisure pursuit as a well as a place to meet up with friends and colleagues.

2.9

Economic Context

2.9.1

Due to the ongoing issues with exposure of the historic household landfill and its
continued settlement, the course is becoming increasingly difficult to maintain.
Drainage problems, grass maintenance issues and health and safety concerns has
meant the economic viability of the course is suffering. There is now a downward cycle
where loss of revenue means less investment in maintenance and therefore less
customers playing green fees. While the operator is seeing an ongoing decline in
profits this is also an economic concern for Waverley Borough Council who are the
landlords of the site.

2.9.2

Attached to Appendix 7 is a formal accounts statement (Carew and Co, the applicant’s
accountants for Broadwater GC). This clearly shows the decline of the revenue /
popularity of the facility which can be easily attributed to the facilities current condition
because of landfill settlement, rubbish at the surface etc. The upgrade of the facility
and the economic benefits it would bring to Broadwater are entirely supported by
Waverley Borough Council.

2.9.3

Photographs 17 and 18 of section 2.12 show the state of the range outfield which
clearly cannot be operated. A site visit would clearly identify the issues in question and
why the facility has to be closed and / or unused during inclement weather.

2.9.4

Appendix 8 shows the hand pushed “trolley” the owners have to use as the range is too
wet / undulating for normal ball picking machinery.

2.9.5

Reference to the accounts statement also illustrates the decreasing revenue due to the
related issues of an inability to look after the course / range, the resulting poor
conditions (golfing and visual) and the drop off in popularity.

2.9.6

NB The counter argument of golf being in more general decline in areas is only
applicable to the abundant 18 hole private and (poorly located / designed) 18 hole
facilities. It is exactly the type of facility at Broadwater that are presently flourishing i.e.
family friendly public facilities with pitch and putt, a good practice range and Adventure
Golf. Broadwater has that potential in scale, accessibility, location, ambiance etc. that,
with the proposed design actions, will create a significantly better business model.
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2.10

Planning Policy Context

2.10.1

See separate Planning Policy Statement

2.10.2

The following section provides an outline of the relevant planning policies relating
to the National Planning Policy Framework and how these apply to the application.

2.10.3

An outline of some of the main policies as they relate to Surrey County Council
Minerals and Waste is also covered below. The SCC and Waverley Local Plan
policies are addressed in detail in the separate Planning Policy Statement.

2.10.4

Environmental Protection

2.10.5

Environmental Protection Act 1990 Part 2A - The Contaminated Land Statutory
Guidance 2012

2.10.6

NPPF

2.10.7

National Planning Policy Framework (NPPF). The NPPF was published on 27
March 2012 and, in accordance with paragraph 208 of it, the policies in the
Framework apply from the day of publication. At the same time as it was
published, it immediately revoked 44 Planning Policy Statements and Guidance
and certain other specified planning documents. Amongst the Planning Policy
Guidance documents which were revoked are PPG2 on Green Belts and PPG17
on Planning for Open Space, Sport and Recreation

2.10.8 As stated in paragraph 196 of the NPPF, planning law requires that applications
for planning permission must be determined in accordance with the development
plan, unless material considerations indicate otherwise. The NPPF is a material
consideration in planning decisions.
The Presumption in Favour of Sustainable Development
2.10.9 In paragraph 197 of the NPPF it is stated that in assessing and determining
development proposals, local planning authorities should apply the presumption in
favour of sustainable development.
2.10.10 The presumption in favour of sustainable development is set out in paragraph 14
of the NPPF. The presumption is described there as a golden thread running
through both plan-making and decision-taking. Proposals which accord with the
development plan should be approved without delay.
2.10.11 Where the development plan is absent, silent or relevant policies are out-of-date,
planning permission should be granted unless:



any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the NPPF taken as a whole;



or specific policies in the NPPF indicate development should be rejected.

2.10.12

The NPPF does not contain a single definition of what “sustainable development”
means. Rather, virtually the whole of the NPPF is to be considered as constituting
the Government’s view of what sustainable development in England means in
practice for the planning system.
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2.10.13

Moreover, it is recognised that sustainable development comprises an economic,
social and environmental dimension. These are mutually dependent. Economic
growth can secure higher social and environmental standards and well-designed
buildings and places can improve the lives of people and communities. Therefore,
to achieve sustainable development the NPPF advises that economic, social and
environmental gains should be sought jointly and simultaneously through the
planning system.

Core Planning Principles
2.10.14

The NPPF contains at paragraph 17 twelve core planning principles. Not all of these
will be relevant to every application. Those that are relevant to this application
include:



planning should not simply be about scrutiny, but instead be a creative exercise in
finding ways to enhance and improve the places in which people live their lives;



planning should proactively drive and support sustainable economic development.
Every effort should be made objectively to identify and then meet the housing,
business and other development needs of an area, and respond positively to wider
opportunities for growth;



planning should always seek to secure high quality design and a good standard of
amenity for all existing future occupants of land and buildings;



planning should take account of the different roles and character of different areas,
promoting the vitality of our main urban areas, protecting the Green Belts around
them, recognising the intrinsic character and beauty of the countryside and
supporting thriving rural communities within it; and



planning should take account of and support local strategies to improve health, social
and cultural wellbeing for all, and deliver sufficient community and cultural facilities
and services to meet local needs.
Economic Growth

2.10.15

The Government states its commitment at paragraph 19 of the NPPF to ensuring
that the planning system does everything it can to support sustainable economic
growth. It advises the planning should operate to encourage and not act as an
impediment to sustainable growth. Therefore significant weight should be placed
on the need to support economic growth through the planning system. To help
achieve economic growth, local planning authorities should plan proactively to
meet the development needs of business and support an economy fit for the 21st
Century.

Promoting Healthy Communities
2.10.16 This section commences at paragraph 69 with the statement that the planning
system can play an important role in facilitating social interaction and creating
healthy, inclusive communities.
2.10.17 At paragraph 70 it is provided that the planning system should deliver the social,
recreational and cultural facilities and services the community needs. In particular,
planning policies and decisions should plan positively for the provision and use of,
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amongst other facilities, sports venues and also should ensure that facilities and
services are able to develop and modernise in a way that is sustainable.
2.10.18 Paragraph 73 of the NPPF carries the following statement relevant to this
application:
“Access to high quality open spaces and opportunities for sport and recreation can
make an important contribution to the health and well-being of communities.
Planning policies should be based on robust and up-to-date assessments of the
needs for open space, sports and recreation facilities and opportunities for new
provision.”
2.10.19 Addressing Planning Policy (NPPF) - The proposals as set out in this
application complies with the aspirations of the NPPF in that it provides an
enhanced opportunity for recreation which in turn improves the business viability
of this leisure facility.
2.10.20 The proposed improvements to the practice ground and par 3 course will attract
beginners and families wanting to try golf for the first time and the general
improvements (including Adventure Golf) will make the facility and course more
attractive and therefore more competitive in the market place.
2.10.21 The proposals will provide a net increase in biodiversity.
2.10.22 The provision of a water storage pond and water harvesting scheme demonstrates
a commitment to a sustainable development.
2.10.23 Appropriate Development -The proposed new facilities can be considered
appropriate within the confines of an existing golf facility.
2.10.24 Economic Sustainability - The Government states its commitment at paragraph
19 of the NPPF to ensuring that the “planning system does everything it can to
support sustainable economic growth”.
2.10.25 Promotion of Economic Growth - The importance of promoting economic growth,
and the role that the planning system should play in that endeavour, is one of the
cornerstones of the NPPF.
2.10.26 Maintaining and enhancing the reputation of the golf facility is fundamental to its
success. Through this improvement the facility will continue to attract more
visitors.
Improving the facilities and reducing overheads and pressure on power and water
resources will continue to make the facility a viable enterprise. Enterprises that are
profitable are the motor for economic growth. It increases revenue in the form of
national and local taxation and it creates jobs. The facility has a strong teaching
tradition and as a local amenity is sustainably well located being close to a
population centre. It is this that it wants to enhance. The continued development of
the sporting facilities will not only maintain the level of employment but
undoubtedly increase it as the improved and new features come into play.
2.10.27 Promoting Healthy Communities - The NPPF at paragraph 69 commences with
the statement that the planning system can play an important role in facilitating
social interaction and creating healthy, inclusive communities.
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2.10.28 At paragraph 70 it is provided that the planning system should deliver the social,
recreational and cultural facilities and services the community needs. In particular,
planning policies and decisions should plan positively for the provision and use of,
amongst other facilities, sports venues and also should ensure that facilities and
services are able to develop and modernise in a way that is sustainable.
2.10.29 The golf facility is an important public leisure amenity and any proposals to
improve its quality and attraction as a provision for the public to undertake a
recreational activity should be supported. Its function as a high quality facility that
suits newcomers and beginners wishing to learn the game is particularly
important.
2.10.30 This is reinforced in Paragraph 73 of the NPPF which carries the following
statement relevant to this application:
2.10.31 “Access to high quality open spaces and opportunities for sport and recreation can
make an important contribution to the health and well-being of communities.
2.10.32 Local Fulfilment of the Olympic Legacy - The ambition of London 2012 is that the
Games should inspire a generation.
2.10.33 Starting with the Olympic Games in Rio de Janeiro in 2016 golf is for the first time
to become an Olympic sport. In order to enable Team GB in the future to achieve
the excellence in golf that it has achieved so magnificently and recently at London
2012 there is an imperative to increase participation in golf.
2.10.34

2.10.35

Broadwater Golf Course is just the type of facility that attracts and nurtures young
talent for the future. It will be able to provide teaching facilities for all areas of the game
at an affordable level and in an environment that is in no way elitist. The approval of the
proposals to remodel and upgrade the facilities will allow the facility to develop as a
centre of excellence.
Surrey County Council

2.10.36 The Surrey Waste Plan was adopted in 2008. It contains a number of policies which
are relevant to the proposed development. It pre-dates the NPPF.
2.10.37 Policy CW6: Development in the Green Belt There will be a presumption against
inappropriate waste related development in the Green Belt except in very special
circumstances.
2.10.38 Very special circumstances to justify inappropriate development of waste management
facilities in the Green Belt will not exist unless the harm by reason of
inappropriateness, and any other harm, is clearly outweighed by other considerations.
2.10.39 The following considerations may contribute to very special circumstances:
2.10.40 the lack of suitable non-Green Belt sites.
2.10.41 (ii) the need to find locations well related to the source of waste arisings;.
2.10.42 (iii) the characteristics of the site; and
2.10.43 (iv) the wider environmental and economic benefits of sustainable waste management,
including the need for a range of sites.
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2.10.44 Policy WD2: Recycling, Storage, Transfer, Materials Recovery and Processing
Facilities (Excluding Thermal Treatment)
2.10.45 Planning permissions for development involving the recycling, storage, transfer,
materials recovery and processing (including in-vessel composting but excluding
thermal treatment) of waste will be granted:…..
2.10.46 (iii) at existing or proposed waste management sites, subject in the case of landfill and
landraising sites or other temporary facilities, to the waste use being limited to the life
of the landfill, landraising or other temporary facility.
2.10.47 Policy WD7: Disposal by Landfilling, Landraising, Engineering or Other Operations
2.10.48 Planning Permission will only be granted for waste disposal by landfilling, landraising or
engineering or other operations provided:
2.10.49 i) the waste to be disposed of cannot practicably and reasonably be reused, recycled
or processed (to recover materials; produce compost, soil conditioner, inert residues or
to recover energy) or may otherwise be required for the restoration of mineral
workings, and (ii) the proposed development is both essential for and involves the
minimum quantity of waste necessary for:
2.10.50 a) the purposes of restoring current or former mineral workings sites; or
2.10.51 b) facilitating a substantial improvement in the quality of land; or
2.10.52 ) facilitating the establishment of an appropriate afteruse; or
2.10.53 d) improving land damaged or disturbed as a result of previous or existing uses and
where no other satisfactory means exists to secure the necessary improvement; or
2.10.54 ) the engineering or other operations.
2.10.55 (iii) the proposed development does not prejudice the satisfactory restoration of mineral
working sites in the locality, having regard to the supply and availability of appropriate
waste materials.
2.10.56 In granting planning permission for landfilling or landraising developments, or
engineering or other operations, conditions may be imposed limiting both the types and
quantities of waste to be deposited in order to conserve capacity for waste that cannot
be reused, recycled or processed (to recover materials; produce compost, soil
conditioner, inert residues; or to recover energy).
2.10.57 Policy WD8 – Landfilling, Landraising and Engineering or Other Operations
2.10.58 Proposals for landfilling and landraising development, and engineering or other
operations where appropriate, should:
2.10.59 (i) incorporate finished levels that are compatible with the surrounding area and any
likely settlement. The finished levels should be the minimum required to ensure
satisfactory restoration of the land for an agreed afteruse;
2.10.60 (ii) include proposals for aftercare and securing long term management of the restored
site;
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2.10.61 (iii) make provision wherever practical and economical for landfill gas to be recovered
for use as an energy source; and
2.10.62 (iv) make provision where practical for appropriate habitat creation for biodiversity
benefit.
2.10.63 The development proposed would achieve wider economic and environmental benefits
(CW6), would be temporary in nature (WD2), would be engineering operations which
would lead to enhancements, would minimise the use of imported materials and would
not detract from the restoration of other sites (WD7), and would result in an appropriate
scheme in terms of levels, use, and appearance resulting in enhancements of the site
(WD8).
2.10.64 The proposals put forward for Broadwater Golf Course concur and are relevant to the
policies stated above given the rationale for capping the site , remodelling the site,
upgrading the facilities and creating great biodiversity gain.
2.10.65

Waverley Borough Council

2.10.66

See Planning Statement

2.11

Involvement

2.11.1

By 2013 the operators / leaseholders of the facility were becoming increasingly aware
of rising levels of waste migrating to the surface of the site including asphalt, metal,
concrete and plastic. This had been worsening over the preceding years.

2.11.2

Additionally, the ground was unevenly settling out to such an extent that maintenance
and drainage was becoming impacted significantly.

2.11.3

Incidences at the adjacent football ground where players were concerned about sharp
objects migrating to the surface of the pitch, meant the operators of Broadwater Golf
Club became increasingly concerned for the health and safety of their customers. It
also concerned the owners as to how this could also affect their own public liability both
from a personal injury aspect and that of damage to golf equipment, damage to
maintenance equipment and injury to maintenance staff during the maintenance of the
golf course.

2.11.4

In September 2013 these concerns were brought to the attention of Waverley Borough
Council (the freeholders of the site) resulting in a site visit by Aine O’Brien
(Environmental Pollution Control Officer). The findings of the WBC officer prompted the
commissioning of a preliminary risk assessment to be undertaken by Parsons
Brinckerhoff October 2013.

2.11.5

Subsequently Waverley Borough Council also commissioned Parsons Brinckerhoff to
carry out a Phase 2 Ground Investigation and Risk Assessment (June 2014) to look
more closely at the site and install gas monitoring wells.
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2.11.6

At this point, having taken advice from various Environmental Consultancies and taken
the conclusions from the Parsons Brinckerhoff reports, the operators decided to deal
with the issues highlighted. It was concluded by consultant engineers WSP / Parsons
Brinckerhoff that the most effective way of dealing with the problems was to essentially
cap off of the entire site and re design / remodel the golf course and range.

2.11.7

Subsequently in Autumn 2013 the operators of the course employed SPDB Ltd and
Weller Designs Golf Course Architects to undertake the design and planning process
needed to rectify the landfill site and remodel the golf facility.

2.11.8

Weller Designs commissioned various technical reports on the landfill site including a
Site and Desk Top study by Ground and Water Ltd (October 2014) and a
Hydrogeological and Engineering Assessment by WSP/Parsons Brinckerhoff
(completed August 2015).

2.11.9

On 20th January 2015 a formal pre-application set of plans and documents was
submitted to Waverley Borough Council, however it was decided by Waverley Borough
Council to send the application to Surrey County Council due to the fact that it involved
planning issues which SCC were more experienced in dealing with.

2.11.10 In March 2015 Dustin Lees of Surrey County Council informally considered the pre
application and advised the applicants that given Weller Designs Ltd experience and
knowledge of previous similar sites and previous liaison with SCC / Dustin Lees, that it
would be more appropriate to submit the same information as part of a formal EIA
screening exercise.
2.11.11 A formal EIA screening application was made 9th October 2015 to SCC and a
response, advising the applicant that an EIA was not considered necessary, was
received on the 26th October 2015.
2.11.12 On receiving official notice that an EIA was not required Weller Designs commenced
final detailed designs for a planning application to Surrey County Council. During this
period various meetings were held with interested parties from Waverley Borough
Council to assist with and inform the final design.
2.11.13 Such meetings/liaison included :2.11.14 Aine O’Brien (WBC Environmental Services) on site with Applicant 2014
2.11.15 Thomasons and TPC (Applicants highways consultants) liaising with Highways Dept.
on construction and operational phase traffic impact. This resulted in Richard Cooper
(Senior Transport Development Planning Officer, Surrey County Council) stating “In
principal the site access onto the A3100 will be acceptable, subject to any TA
demonstrating that the use of the access by HGVs would not detriment highway safety
or capacity.” (Email Richard Cooper 4/11/2014 See Appendix 3).
2.11.16 24th November 2015 Weller Designs met with Matt Lank (Greenspaces Manager, Parks
& Countryside Service) and Arno Spaarkogel (Arboriculture / Parks) both of Waverley
Borough Council, to discuss the application and landscape design.
2.11.17 Weller Designs and Kevin Milton (Operator and Applicant) met with Matt Lank to
discuss the application and Lease situation.
2.11.18 20th January 2016 Hydrologist and Weller Designs met on site to discuss hydrology
and application with Matt Lank of WBC.
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2.11.19 28th January 2016 the applicant, Weller Designs and Applicants Property advisor (Peter
Gwilliam) met with Matt Lank and Gary Streets (WBC Estates and Valuation Manager)
to discuss the design and also to discuss the proposals as it affected the Lease with
WBC.
2.11.20 Note : As a result of the above discussions /meetings a letter was sent by Gary Streets
(letter 22nd February 2016) stating “As you are aware from our discussions the Council
in its capacity as Landlord and Freehold owner is supportive of your clients proposals
to carry out the works to upgrade the facilities at the club.” (See Appendix 5)
2.11.21 February 2016 Peter Gwilliam liaised with Gary Streets (WBC) regarding Lease
arrangements with WBC (liaison still ongoing).
2.11.22 Matt Lank and the applicant have been liaising with the neighbouring Broadwater Lake
fishing club with regards to drainage
2.11.23 An detailed application was submitted to SCC however as well as a request for further
information form SCC (Broadwater Park Golf Course ref: 2016/0044 Samantha Murphy
12th April 2016 email).
2.11.24 April 2016 Godalming Angling Society met with Broadwater owners along with their
hydrologists (Water Environment Ltd) and stated that they refused to have any surface
water or outlets from the golf course going into the Broadwater Lake. Hydrologic and
Water Environment then sought an alternative solution which eventually resulted in an
agreement to outlet surface water at an appropriate rate via a culvert to the south of the
site with surface water being abated in the application site pond which was amended
from two ponds to one to ensure correct freeboard in a major flood event.

2.12

Evaluation And Design

2.12.1

Following completion of the site assessments, the comments made by SCC in
response to the pre application submission and the involvement of other interested
parties, the process of identifying the most effective design solution was undertaken.
The following section evaluates the information on the site and sets out the
opportunities and constraints that have shaped the final design.

2.12.2

The Current Issues

2.12.3

The golf course and driving range were constructed over what was once land used as
a household waste tip site. While the construction of a golf facility is an ideal use of
land previously used for waste disposal, it is an increasing concern that continued
degradation of the “landfill cap”, such as it is, (non-existent generally) and ongoing
movement and settlement of the site is effecting not only the quality of the golf course
and range but potentially the health and safety of the customers (See Ground and
Water Ltd – Site Study and other studies by Parsons Brinckerhoff and WSP). Not
surprisingly the viability of the business continues to decline as the situation continues
to worsen.

2.12.4

In light of the initial findings it was decided that a further study should be undertaken to
assess if the changes to the site characteristics were also resulting in increasing levels
of noxious / hazardous gases venting from the site or pollutants leaching or migrating
from the property. (See Ground And Water Report – accompanying this submission).
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2.12.5

The overall conclusions of the Ground and Water Ltd Study and WSP was :- that the
increase in topographic level of between 1.0 – 2.0m on average would sever the
majority of plausible pollutant linkages with respect to soil contamination and
that the rainwater harvesting system would significantly reduce leachate
production within the underlying landfill and therefore the proposed migration
pathways for contaminants to groundwater/controlled waters would be
dismissed.

2.12.6

NB The outstanding pollutant linkages relate to possible volatile organic
compounds within the landfill material and the affect the capping will have on
gas generation and migration.

2.12.7

While the health and safety issues discussed above are of primary concern, the
physical deterioration to the surface and subsurface layers of the site has had and
continues to have a severely detrimental effect on the ability of the operator to maintain
and present the golf course to a reasonable standard, resulting in loss of business. The
main impacts are as follows;

2.12.8

The settlement and ground heaving of the underlying waste combined with the thin
subsoil / topsoil layer has rendered surface and ground (piped) drainage networks
totally ineffective. This has led to severe drainage problems throughout the winter (see
Photos 10 and 11) and even summer months resulting in closure and loss of business
both on the course and driving range.

2.12.9

The depth of topsoil originally placed on the landfill cap is woefully inadequate at many
locations on the golf course. Poor depth of topsoil makes it extremely difficult to grow
sports amenity grass to a reasonable standard. Wear on the golf course is a constant
problem and difficult to re-establish grass once it occurs. This not only looks
unattractive but is poor to play on. NB Golf is a year round sport (and business) with
such problems only exacerbated in the winter reducing its attraction (customer
attendance) still further. Tree and shrub establishment is difficult on such low levels of
topsoil with any high winds causing the uprooting of plants (see photos 4 and 5).

2.12.10 The exaggerated uneven settlement and presence of waste materials at the surface
results in ineffectual cutting and grass preparation suitable for golf. Similarly domestic
refuse materials brought to the surface get caught in the mowing equipment resulting in
costly repairs.
2.12.11 The overall effect of the above is a golf course and range that is becoming increasingly
difficult and expensive to maintain. The quality of the facility is deteriorating and now
falling short of what customers would expect from a modern driving range and par 3
golf course in a market where golfers expect more. Consequently this is reflected in a
progressive decline in business.
2.12.12 Of equal importance are the health and safety concerns relating to the current layout of
the driving range and part of the par 3 course. Golf equipment (and the ability to hit the
ball further) has changed dramatically over the past twenty years. This has
consequently increased the margins of error and therefore the risk to the public getting
struck by errant shots and or property getting damaged.
2.12.13 The eastern extent of the range outfield runs along the boundary to Broadwater Lake.
Whilst there is ball stop netting in place, it is apparent that stray shots are clearing the
boundary edge and landing in a public area and on to the pathway that runs around the
lake. This situation is a concern to the operators of the club and one that they would
wish to see remedied. Given an effective catch net based on the current boundary

Design And Access Statement - Broadwater Park Golf Club

Page 29 of 88

arrangement would need to be upwards of twenty metres high (with the accompanying
negative landscape impact and onerous cost, maintenance and vandalism issues this
necessitates), the proposed realignment of the range outfield is a far more practical
approach.
2.12.14 Similarly the existing 7th hole runs parallel to the boundary to Broadwater Park where
there is the potential for balls to stray into the public leisure space. This is especially a
concern given the close proximity of both a children’s playground area and tarmac path
adjacent to the boundary of the golf course. This situation is again a serious concern to
the operators of the club and one that they would wish to see remedied.
2.12.15 The operators are increasingly concerned over the number of people gaining access to
the course who are not playing golf. Members of the public are using the course as a
short cut across to the park or lake, for walking their dogs or just as a meeting point.
This not only increases the safety risk of someone being hit by a golf ball, but has
resulted in anti-social behaviour in the form theft, vandalism, litter and dog excrement
across the golf course. This situation is an ongoing concern to the operators and one
that they would wish to see rectified.
2.12.16 Godalming Angling Society stated that they refused to have any surface water or
outlets from the golf course going into the Broadwater Lake. This meant that the vast
majority of the surface contouring and flow paths are geared towards moving water to
the south and south west. This function dictates the form of the ground modelling
proposed. NB Where surface water cannot be channelled into the central storage pond
there are opportunities to have soakaways on the extremities of the site (i.e. not
landfilled) as it is sand. As can be seen from Hydrologic’s report the soakaways are fed
by some cut off ditches which are in themselves linear soakaways.

Design And Access Statement - Broadwater Park Golf Club

Page 30 of 88

Photo 11

Photos 11 and 12
showing an uprooted
tree on the golf
course (one of a
number uprooted in
the 2013 / 2014
storms). The landfill
materials are clearly
visible at the surface.

Photo 12
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Photo 13 - Photo showing path along eastern boundary to Broadwater Lake which
doesn’t conform to current guidelines on safety margins produced by the European
Institute of Golf Course Architects (EIGCA).

Golf Course
Children’s
Playground

Photo 14 - Photo showing playground and path alongside the boundary to Broadwater
Park (golf course beyond tree line to the right). As regards the playgrounds location, this
doesn’t conform to current guidelines on safety margins produced by the EIGCA.
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Practice Range

Footpath

Photo 15 - Informal pathways along north eastern boundary of the range outfield
(looking south).

Practice Range

footpath
Photo 16 - Informal pathways along north eastern boundary of the range outfield
(looking north). The range netting is visible to the left just beyond the tree line. This
path arrangement does not conform to current guidelines on safety margins produced
by the EIGCA.
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Photo 17 - Photo showing range outfield with drainage problems and exaggerated settling out of landfill

Photo 18 - Photo showing range outfield with drainage problems and exaggerated settling out of landfill
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2.13

Opportunities - Restoration Of The Land Fill Cap And Rootzone

2.13.1

In order to address the issues described above and detailed in the accompanying
consultants reports, it is proposed that the subsoil and topsoil layers are stabilised and
improved by the addition of soils and topsoil’s to the existing surface in the form of a
“cap”.

2.13.2

A “baseline cap” of 1m will deal immediately and fundamentally with the main
environmental and golfing issues described above. This will then be effectively
extended to create the important positive drainage surface flows (5% to 10% minimum)
as well as golf course interest, water harvesting, safety mounding, berm mounding
(range light spill reduction), security, traffic noise abatement and landscape interest.
Note: Just capping the site with 1m of soil will not create a golf course / landscape as it
should be remembered that most of the site is quite flat and the current trees will need
to be removed to allow for the capping. A good depth of subsoil i.e. more than 1m is
also required to allow healthy woodland establishment (of which an extensive scheme
is proposed) given the current trees on site are in poor shape, stunted in growth and
prone to wind throw (see photos) due to the existing concentration of domestic rubbish
at the surface.

2.13.3

Capping off the site and introducing a water harvesting scheme will also deal with the
current situation where rainwater is leaching into and through the landfill rubbish which
is of very questionable makeup (See Ground and Water Ltd Report and Hydrologic
report). The proposed sealing off of the former landfill site means that not only is
rainwater prevented from entering the landfill therefore reducing the leachate concerns,
but the cleanliness of this water is captured at the surface and placed into the pond for
re-use on the golf course in the summer months.

2.13.4

Greater depth of subsoil will prevent the migration of hazardous material reaching the
surface and therefore eliminate the current health and safety concerns of the
leaseholder, customers and environmental consultants.

2.13.5

The greater depth of the subsoil layer will stabilise and eliminate the excessive surface
distortions (settlement) currently occurring on the golf course.

2.13.6

Subsurface drainage pipe networks can be installed within the “clean” extended topsoil
and subsoil zones with the correct invert levels for effective swift movement of excess
water away from the playing surfaces.

2.13.7

More importantly it will mean that the proposed subsurface drainage system (usually
between 400mm and 1000mm deep) will sit within the clean imported subsoil and not
in the household landfill. This not only means rainwater is not going through to the
landfill site (leachate issue) but the harvested water for the irrigation system is also
clean. NB Re-using harvested water for the irrigation system will only be viable if it is
certain the water is not contaminated.

2.13.8

This harvested surface water also means that there is a sustainable supply of water
and therefore the operator’s do not have to rely on costly mains supply (effectively
drinking water) for their irrigation needs. Given that this water is mainly captured in the
winter months for re-use in the summer, it also means that there is less pressure put on
domestic supplies or the aquifer in the summer months or during drought conditions.

2.13.9

Reduced ground distortion will allow the re-contoured surface flows and the drains to
work effectively, particularly over the winter months, to direct water quickly away from
the playing surfaces and into the ponds for re-use. This will ultimately vastly improve
the quality of the golf course, reduce maintenance costs and minimise closure due to
waterlogging.
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2.13.10 Similarly grass cutting and aeration equipment can operate far more effectively on a
more even stable surface. With greater depth of topsoil and reduced “corrugations”,
concerns over equipment damage, scalping, missing and inadvertent exposure of the
waste materials will be eliminated. Improved ground conditions will allow the proper
maintenance of the amenity grass which again will improve the quality of the course
and therefore its attraction to the public.
2.13.11 An increased depth of topsoil (between 150mm and 300mm) and good clean subsoil
will greatly improve the quality of the growing environment for both grass, trees and
shrubs. The amenity grass will be much easier to look after and require far less
chemical intervention to sustain its growth. Aerating equipment in the form of solid and
hollow tines can be used as part of the maintenance regime, whereas currently they
are ineffective and can even result in the exposure of waste near the surface.
2.13.12 Greater depth of topsoil and subsoil will allow the proper establishment of trees and
shrubs. Not only will they be at less risk of blowing over, in time they will be able to
reach full maturity and further add to the stability of the ground.
2.13.13 The soil required to achieve the above would be imported to the site by tipper lorry.
Further information on the soil quantities and profile are detailed in section 9 and on
scaled plans 811.03, 811.03 and 811.04. Owing to the nature of the site no additional
soils can be derived without cutting into the existing landfill which is not an option.

2.14 Opportunities- Improving And Enhancing The Facilities
2.14.1 Overview - The restoration and stabilisation of the site as outlined above presents the
opportunity to reappraise the facility and look at ways it can be greatly improved and
made more attractive to the customer. It also allows ongoing safety concerns with the
driving range and golf holes to be addressed. The following section presents the
rationale behind changes to the design of the course and driving range outfield, as well
as additional features to enhance the facility.
2.14.2 Re-routing and Remodelling Of The Par 3 Golf Course - The existing par 3 course is
currently very basic both in terms of golfing interest and presentation. The greens and
tees are small leading to maintenance issues and the landscaping around the holes
simply consists of lines of semi mature (mainly non-native) trees many of which are
inappropriate for a golf course (particularly Poplars) and landscape character in general.
2.14.3 It is proposed that the course is completely redesigned and remodelled in conjunction
with the capping procedure mentioned above. Green and tee construction specifications
would be upgraded to a modern standard (i.e. sand rootzone USGA specification) and
the addition of a new irrigation system will greatly improve the quality of the playing
surfaces. The addition of mounds, swales, bunkers, water features wetland ditches and
native tree and shrub planting within the course will provide a fun, very attractive and
inclusive course ideal for both beginners but also attractive to the more experienced /
better golfer.
2.14.4 The best way to achieve the above is incorporating it into the restoration of the landfill
cap. Imported soils can be shaped to create a more exciting golfing terrain with swales,
banks, water features and bunkers designed to be fun / interesting to play and visually
stimulating. The design features are illustrated in figure 10 and scaled plan 811.02.
2.14.5 The vision of the operator is to create a high quality ‘Golfing Academy’ which will not
only be aimed at retaining the current client base but also to attract new customers
especially families and those new to the game. The new academy will therefore be
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geared towards a relaxed environment that will be enjoyable and safe for both adults
and children to use.
2.14.6 There will be a strong emphasis on involving local schools and clubs. Schools
Membership would be offered entitling golf in term time as part of the sports curriculum,
with school and interschool golf championships held at the venue.
2.14.7 The Golf Foundation (www.golf-foundation.org) is an organisation that promotes golf to
the young not only as an active sport but also as a means to develop’ skills for life’ .
The proposed upgraded golf facility would be a perfect environment for such skills to be
learnt. Junior based practice activities such as Tri-Golf, SNAG Golf and Golf Xtreme,
which feature as part of the Golf Foundations programme, would be ideally suited to the
proposed upgraded range and par 3 course.
2.14.8 Concerning the health and safety issues highlighted earlier, the proposed changes to the
layout of the course will take the existing 7th hole away from the boundary and therefore
remove the current safety concern of stray shots reaching the children’s playground and
public space.
2.14.9 Concerning the issues raised earlier regarding unauthorised access to the course and
the accompanying anti-social behaviour, it is proposed that the perimeter of the golf
course has dense planting placed around its entire boundary.
2.14.10 In conclusion, with Europe’s success in the 2014 Ryder Cup and with plans for Golf to
be included in the 2016 Olympics, there has never been a better time for the game of
golf to promote itself to a new audience. Broadwater Park Golf Course is committed to
continued efforts to help to grow the game of golf, but in order to achieve this, the course
needs to be fundamentally improved and enhanced to encourage golfers of all ages and
ability not just now but for the long term future. The facility is well located given its
proximity to Godalming and other neighbouring leisure areas. At present however it is a
wasted opportunity to further enhance the sporting and recreational opportunities for the
public, but the opportunity to redefine it as a locally valued high quality and popular
sports centre is easily within reach.
2.14.11 The Practice Ground Outfield - There are three elements to the proposed re-design
of the practice range. One concerns the need to address a current serious safety
concern, while the second is a pressing need to raise the quality of the teaching and
practice facilities and to create a centre of teaching excellence.
2.14.12 The current range outfield is orientated so that its eastern boundary is directly adjacent
to the Broadwater Lake and its associated perimeter pedestrian paths. While there is ball
stop netting around the outfield and some mature trees along the boundary there are still
practice balls leaving the confines of the outfield and going into the public area around
the lake. This is a serious concern for the operators.
2.14.13 The proposals for the range outfield are that it be re-orientated away from the boundary
fence so that the main lines of play are away from the public space. (see figures 8 and 9
and scaled plan 811.02). This changing of the outfield angle combined with adjustments
to the orientation of the newly proposed covered practice bays, re-profiling of the outfield
(perimeter mounding and focussed targets) and improvement to the netting (angled
further in from the boundary) will address any ongoing safety concerns.
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2.14.14 The second factor that needs urgent attention is the state of the existing range outfield.
Unfortunately the current condition and appearance of the outfield is extremely poor.
The principle reasons for this are the current ground characteristics and the lack of any
visual and strategic excitement on the outfield.
2.14.15 The existing ground is excessively undulating as a consequence of the continued
irregular settlement of the landfill beneath (see earlier sections and Ground and Water
Ltd – Report). It is also lacking any depth of topsoil or positive falls for drainage). This
makes it impossible to drain in the wetter months and very difficult to maintain in the
grass growing season. The result is an outfield that not only looks very poor but cannot
be maintained properly with practice balls plugging in the mud and ball collecting
machines unable to operate.
2.14.16 The wet uneven outfield means that the mechanical ball pickers cannot operate
efficiently or at all , meaning that balls have to be handpicked (sometime upwards of
10,000 balls) from the outfield or are simply lost under the surface or damaged as a
result of sitting in the mud. Trying to clean many thousands of balls is also costly and
time consuming and quite simply can affect the viability of the business as a whole. NB
The operators intend to use robotic ball pickers when the outfield has been upgraded.
This requires the outfield to be smooth and well drained.
2.14.17 The need for a dry well maintained outfield cannot be stressed highly enough.
Unfortunately a visit to many range outfields in the winter months will clearly illustrate
how quickly the surface can deteriorate to mud even after what has been a dry summer.
For the new range outfield at Broadwater to function well it needs to have not only the
subsoil and topsoil capping previously described but it also needs to have positive falls
across it at least 5% to enable the quick and efficient shedding of water.
2.14.18 Currently at Broadwater the wetter months often result in long periods of closure (see
photos) as the outfield just puddles (and floods at the back third) , resulting in the loss of
an important source of income for the teaching staff and the business in general.
2.14.19 The third factor is improving the current floodlighting. This is not to the detriment of local
light spill issues, it will be quite the opposite. It is proposed that “Berm” lighting will be
installed which coupled with the more enclosed outfield mounding and general slope
from back to front will result in a reduction of floodlight impact.
2.14.20 The practice ground is a vital component of the golf facility, providing the visitors with an
opportunity to develop their game, as well as come and learn the game from qualified
teaching staff. This element of the business is seriously undermined at present. In order
to attain the aspirations of the operator the outfield requires a complete remodel.
2.14.21 As with the golf course the best way to improve the situation is through the re-profiling of
the outfield as part of the overall capping and importation proposals. This would address
the issues above by; significantly improving the drainage characteristics; improving the
visual attractiveness of the outfield; improving its ease of maintenance, improving the
ease of ball collection and providing an outfield that is visually stimulating to practice
onto.
2.14.22 The remodelling works will create realistic green complexes designed to mimic similar
features found on a golf course. These will be set at key distances from the covered
bays in order to develop the golfer’s skills for a variety of clubs. Gentle undulations
around the green targets will not only serve as important drainage channels but will also
frame the proposed green complexes.
2.14.23 An important element of the new outfield design would be the harvesting of excess
rainfall runoff for use in the irrigation system. The most effective and efficient way of
managing the drainage of a practice ground outfield is to use the ground shaping
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(positive falls) to re-distribute the surface water. The re-profiling of the outfield will
effectively manage surface and sub-surface flows by redistributing excess water away
from the key in play zones to the perimeter of the outfield and then directed to the new
on course water features (part of the water harvesting scheme).
2.14.24 The height of the ground level lift is determined in part to provide aesthetic interest from
the practicing golfer, but primarily to permit the necessary slope angles for efficient
movement of water. A minimum 3% - 5% fall across the ‘in play’ area (i.e. the practice
ground outfield) is required to shed surface water under gravity quickly off the outfield
surface. Through a combination of positive falls and piped drainage networks, excess
rainwater will be directed toward the on course water features (ditches and ponds)
where water can be stored for use as part of the irrigation supply in the summer months.
2.14.25 The collection and storage of winter rainfall runoff for use in summer irrigation at golf
courses is particularly encouraged by the Environment Agency. The benefits of this
strategy are not only sustainable but can also mean reduced water bills for the facility,
less pressure on local residential supplies in the summer and not being exposed to the
damaging effects of mains water drought orders in dry summers.
2.14.26 In summary the drainage improvements outlined above combined with the remodelling
proposals would provide an opportunity to greatly enhance the practicing experience for
the customers and compliment the other proposed improvements to the club. This in turn
will make the facility more attractive to the public and consequently improve its business
viability.
2.14.27 New Covered Practice Bays - As part of the desire to upgrade the facilities and to
create a centre of excellence for practice and teaching, the club is seeking approval for
the construction of new covered bays offering an additional 6 spaces (22 bays in all) and
a designated teaching bay.
2.14.28 The new range building facility will complement the proposals for the practice ground
outfield and par 3 golf course. Its use will be an enjoyable experience for visitors and will
provide a first rate environment in which to conduct individual tuition, group clinics,
society lessons, school and holiday tuition etc. The building will be equipped with the
latest teaching computer and video teaching aids.
2.14.29 The range building will essentially be a steel framed structure, clad with shiplap timber
stained dark brown. (See figure 12 and scaled plan 811.12 for typical detail of the
proposed building). The roof will be Plastisol coated steel coloured grey. Other relevant
dimensions are;
2.14.30 490 m2 floor space. (note: this is 242m over the existing covered bay footprint)
2.14.31 Slab height set at 40.50m AOD
2.14.32 Maximum height of building = 3945mm
2.14.33 Maximum width of building = 7000mm
2.14.34 It is proposed that low impact ‘berm’ lighting is used to replace the existing floodlighting
on the range .This type of lighting is a modern and striking way of illuminating a range
outfield. An added advantage is that light spill is significantly less than standard flood
lighting. Given the prominent location of the facility, a reduction in the amount of light
spill would be an improvement to the current situation.
2.14.35 In summary, the ability of Broadwater Park Golf Course to provide a high quality,
successful practice ground depends on how well it can be managed, maintained and
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aesthetically presented. The remodelling proposals and improvement to the range
building detailed above will allow these elements to be achieved.
2.14.36 Adventure Golf Course – As part of the golf course operator’s strategy to broaden the
attraction of facility within the community, it is proposed that an ‘Adventure Golf Course’
is constructed adjacent to the existing clubhouse. (see figure 13 and scaled plan
811.09).
2.14.37 Adventure Golf can be considered the next step on from the traditional ‘crazy golf ‘or
‘miniature’ golf which is more synonymous with seaside resorts and public parks.
Adventure Golf is more heavily themed and landscaped and these elements are
incorporated into the design of the holes. As the name implies the idea is to take the
player on an adventure. Themes recently constructed include ‘Lost Island’, Moby Golf
(Golf Kingdom, Chadwell Heath) Pirate Adventure’ Jurassic Encounter (New Malden)
and Jungle Island (Horton Park Golf Club) . The theme at the proposed Adventure Golf
Course incorporates Godalming and Waverley History.
2.14.38 The obvious attraction of this type of facility is that it encourages participation in golf from
a broad demographic, ranging from toddlers, grandparents, teenagers , mums and dads
and even couples on a date. People use the facilities are not put off by the perceived
traditional nature of conventional golf and are simply playing to have fun, regardless of
ability and without the concerns of having the right equipment or clothing.
2.14.39 While this type of golf will be enough for a certain proportion of customer, it is inevitable
that a percentage will be interested in taking up the more conventional game. This is
where the updated and improved practice range and par 3 course become essential in
nurturing the golfers of the future.
2.14.40 The putting surfaces are constructed with artificial turf which will incorporate banks,
hollows and even tunnels. These ‘holes’ are set within a mixture of hard and soft
landscaping with streams and ponds running through the layout. It is intended that the
facility is floodlit.
2.14.41 New Practice Putting Green - It is proposed that a new practice putting green and short
game area will also be installed just to the west of the existing clubhouse, further adding
to the quality of facilities available.
2.14.42 The practice putting will be natural grass and will replace the existing artificial green. The
new green will cover approximately 200m2. (see figure 10 and scaled plan 811.02)
2.14.43 Proposed Extended Car Park – Additional parking spaces are proposed in order to
accommodate the perceived increase in customers using the facility. The additional
space will be mainly located at the Northern end of the car park behind the new practice
bays, currently a hard standing with spoil and other maintenance stockpiles (see figure
10 and scaled plan 811.02.
2.14.44 The space to be made available will accommodate 17 additional car spaces, taking the
entire park space to 92 spaces as shown formerly on the submitted plans (see Traffic
report by TPC who have stated between 70 and 80 informal spaces as currently existing
(a mean average of 75 spaces has therefore been assumed as in existence, though the
informality of the current car park set up makes it hard to be absolutely precise). The car
park will be surfaced with a type 1 sub-base and a hogging / gravel finish as currently
being used.
2.14.45 Four disabled spaces will be provided by the clubhouse.
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2.14.46 Proposed Planting Programme - Extensive planting is proposed on the upgraded
facility (See also section 7). This will consist of three elements:2.14.47 Tree and shrub Planting – It is proposed that native trees and shrubs are planted around
the practice ground outfield and towards the boundaries of the site. Within the par 3 golf
course there will be a greater mix of “ornamental” parkland trees to enhance the
Parkland landscape (as desired by Waverley Borough Council). This is intended to
provide increased habitat on the site as well as landscape and golfing interest. The new
planting will help assimilate the new facilities into the landscape while also providing a
degree of shelter.
2.14.48 Marginal Planting - There will be a number of water features and wetland ditches on the
course. Suitable native species will be planted on the perimeter of the features for
increase habitat and biodiversity.
2.14.49 Grassland And Wildflower Seeding - In out of play areas and around the perimeter of the
site there is an opportunity to introduce a native mix of grass and wildflower species.
These would be managed on a limited intervention basis and essentially left to provide
additional habitat.

2.15

Constraints

2.15.1 In order to inform the planning authority in the determination of the application, statutory
and non-statutory environmental studies have been undertaken. These documents have
been used to determine constraints on the site and guided the preparation of the final
designs. The documents have been submitted separately as part of the planning
application. The constraints and resulting impacts on the design proposals are
summarised as follows:2.15.2 Planning Designations - The site has no specific planning designations (apart from
Greenbelt) or protected areas and the majority of the site is managed as amenity
grassland.
2.15.3 Public Rights Of Way - The application site has no footpaths traversing it or on its
immediate boundary line. There are public access routes located beyond the golf course
site within Broadwater Park and around Broadwater Lake.
2.15.4 Services - There are no service lines running within the application area both above and
below ground level
2.15.5 – Hydrological Investigation - Although the site does not fall within flood zone 3, a
hydrological assessment was undertaken on the site to establish flood risk potential
resulting from the proposed works.
2.15.6

On the advice of the consulting hydrologists (Hydrologic Ltd) the design of the range
outfield and golf holes incorporate measures to ensure that there is no risk of increased
flooding resulting from the proposals. Figure 6 and scaled plan 811.13 shows
schematically how surface water is controlled. Essentially the process involves the
movement of the majority of rainwater runoff into the new pond via surface gradients,
ditches and sub surface drainage pipes. NB Godalming Angling Club refused to have
outlets into the Broadwater Lake which greatly determines the grading design. Any
excess water resulting from a major rainfall event is transferred from the pond to a
nearby culvert at an appropriate runoff rate. The creation of a number of ditches, swales
and infiltration trenches (beyond the existing landfill zone, so natural sand) around the
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perimeter of the site are designed to prevent any runoff from the banking leaving the
site.
2.15.7

The report also highlights the fact that much of the rainfall onto the current site infiltrates
through the household landfill carrying contaminates into Broadwater Lake via the
groundwater. The capping and remodelling measures proposed are considered by the
report as a significant improvement due to the interception of runoff (via the proposed
ditches, lakes and the new cap) and therefore assisting with promoting a clean.

2.15.8

Other chemicals from the maintenance of the golf course are not considered a risk due
to the fact that there are no drainage outlets to the lake directly from the course.

2.15.9

The low levels of chemical use (i.e. on the greens and tees only, less than 4% of the
site) and the filtering of any residues by the pond and stream marginal vegetation means
that there are no issues of fertilisers etc. getting into the water system of the River Wey.
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Figure 6 – Plan showing How Surface Water Runoff Will Be Managed (see also scaled plan 811.13)
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2.15.10 - Ecological Investigation - A detailed Extended Phase 1 Habitat Survey has been
undertaken by Environmental Business Solutions Ltd and forms part of this application
submission. Owing to the highly intensive management of the amenity grass, there were
no priority species present on the site that needed to be accounted for within the design.
2.15.11 – Arboricultural Investigation – A detailed study of the existing trees on or
immediately adjacent to the application site was undertaken .The majority of the
recorded specimens within the golf course were judged to be of low value and therefore
had no limiting impact on the design. The boundary woodlands were considered of
greater value both in terms of quality and landscape importance. The proposed grading
works were adjusted to take into account the root protection zones of these trees.
2.15.12 There is a small linear soakaway on the North east boundary of the site (1000mm wide
700mm deep). The location of this soakaway was agreed with EBS ltd as not affecting
any ecology and Challice Tree consultants were happy with its location as long as it
didn’t affect more than 15% of the total area of the RPZ, the line of the soakaway was
therefore determined to account for these two constraints. NB The soakaway has to be
in this location as it is not in the existing landfill (i.e. virgin soil) whereas the northern
boundary of the range outfield is. The purpose of the soakaway is to prevent any
surface water from the range outfield banking going into Broadwater Lake directly as
demanded by the Godalming Angling Society.
2.15.13 - Construction Access And Transport Statement - Consulting Traffic Engineers
Thomason’s (based in Guildford) and TPC undertook a full assessment of the proposed
construction access. It was concluded that the existing bellmouth was suitable for the
entry and egress of construction vehicles with a minor alteration to the northern side of
the bellmouth.
2.15.14 TPC Ltd undertook a full traffic impact assessment for the construction and operation of
the facility. The route that construction vehicles would be taking was deemed not to
have an impact on traffic flow and patterns (especially on the roundabout located to the
north east of the site Guildford Road). Similarly, traffic generation following the
operational phase of the project was not deemed to have an impact on traffic flow or
patterns. The provision of additional parking spaces to bring it up to 92 was considered
appropriate for the facilities to be provided.
2.15.15 Hydrogeological Investigation – A consequence of the issues on the golf course
caused by the household landfill beneath, a number of hydrogeological investigations
were undertaken detailing the current situation and providing measures for addressing
the problems.
2.15.16 Ground and Water Ltd highlight the fact the existing ‘cap’ is thin layer of topsoil / made
ground as well as detailing the type of materials found in the landfill, the degree of
venting and the presence of minor metallic and semi metallic contamination within the
landfill.
2.15.17 WSP Ltd also highlighted the lack of a proper ‘cap’ on the site and noted that in recent
years the soil has become thin or absent, resulting in the exposure of the house rubbish
beneath and as a consequence health and safety issue. The report goes onto to explain
how a robust soil covering provide an overall improvement on environmental risk
management for local receptors.
2.15.18 The report also covers gas migration and suggests a system to mitigate this.
2.15.19 Visual Assessment - A visual assessment was undertaken to establish the impact of
the proposals on key visual receptors (local houses, pathways, roads and public
spaces). Further details are presented within chapter 8 of this document. Owing to the
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generally dense nature of the surrounding woodland and hedgerow, the site is well
screened from neighbouring properties, public rights of way and public spaces. Very
intermittent views of the site are possible through the boundary vegetation from
Broadwater Park to the northwest and along short section of Guildford Road but only in
winter.
2.15.20 While the boundary vegetation is generally strong and healthy, additional strengthening
of the boundary woodland has been added. This is designed to improve habitat, add
landscape value and increase security.
2.15.21 Archaeological Impact - Owing to the previous use of the site for household landfill, no
archaeological investigation is required as part of the planning submission.
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3 USE
3.1.1

The use of the development will remain as a public facility for the playing and practicing
of golf. The addition of the Adventure Golf Course, while not a ‘traditional’ golf feature,
still retains the fundamental golf element (putting), albeit with components that are
designed to appeal to a younger generation.

3.1.2

The updated and improved golf course will be an accessible, enjoyable and safe
leisure facility for the local community. The course is designed to be enjoyable for
juniors and seniors while the Adventure Golf Course will appeal to families, thereby
providing a broader customer base than is currently the case.

3.1.3

The design of the course and new driving range make it an ideal’ feeder’ facility for
larger public and private golf courses in the area. Bringing new people to the game of
golf can only help in maintaining the health of other golf course businesses in the
community, especially at a time when they are having to compete with so many other
leisure pursuits.

3.1.4

Improvements to the range building will make it more comfortable, accessible and safe.
Additional covered spaces will be available allowing greater opportunities for teaching
staff to be employed at the course. The new facilities will be attractive to local schools
and colleges and it is envisaged that periods of the day will be given over to student
teaching and playing.
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4 AMOUNT
4.1.1

The following section summarises how the extent of the proposals would impact on the
local community, resources, services and the environment once the facility is
operational.

4.1.2

Operational Inputs - Below are the inputs relating to the operational phase of the
project.

4.1.3

Traffic – It is anticipated that there will be an increase in visitors wanting to use the golf
course and Adventure Golf course. The extension to the car park is designed to
accommodate the additional use. Further details relating to this matter will be set out in
the Traffic Impact Study by TPC.

4.1.4

Fertiliser – No additional fertilisers will be required following completion of the works.

4.1.5

In line with most forward-thinking golf clubs, an IPM (Integrated Pest Management)
programme will be in use whereby cultural or other methods are used wherever
possible in order to limit the use of pesticides.

4.1.6

Electricity – There will be no additional power requirement to service the berm lighting
given that there are existing flood lights at the facility. Berm lighting will be more
efficient in terms of energy use than standard flood lights. Additional power will be
required for the flood lighting of the Adventure Golf Course.

4.1.7

Irrigation Water - The driving range outfield will not be irrigated. The greens and tees of
the new par 3 course will be irrigated via the new pond (P1) to the south of the site,
with the water harvesting scheme designed to provide the facility with a sustainable
supply without reliance on mains water.

4.1.8

Operational Processes - Below are the processes relating to the operational phase of
the project.

4.1.9

Aftercare and Management of Newly Planted Areas – A programme of plant
maintenance for the site will include the following activities:
 Weed control, pruning of weak, diseased or imbalanced limbs once a year
 Replacement of dead plants

4.1.10

Removal of stakes and guards

4.1.11

Normal golf maintenance activities

4.1.12

Maintenance of Wildflower Areas - These will be left largely untouched unless the
need arises for occasional mowing (to prevent scrubbing over) and\or grass and weed
removal.

4.1.13

Operational Outputs - Below are the outputs relating to the operational phase of the
project.

4.1.14

Vegetation (from maintenance processes) will be composted, mulched, or stacked in
wooded areas for ecology.

4.1.15

The new building or Adventure Golf Course will not result in any significant increase in
waste production.
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4.1.16

5

The hours of opening will remain unaltered from that which is currently approved.

LAYOUT

5.1.1

The final design of the new facility has been an iterative process, bringing together the
need to address the contamination / maintenance issues of the historic household
landfill with the desire of the operators to provide a high quality, inclusive golf centre.

5.1.2

The new golf course and range, while in the same general areas of the site as the
existing layout, have been reconfigured for reasons of
playability, maintenance,
safety, accessibility, ecology, drainage and management operation.

5.1.3

The new covered bays building occupies essentially the same location as the existing
covered bays, although the footprint has been rotated to achieve a safer alignment.

5.1.4

Figures 8 and 9 highlight the key design elements incorporated into the scheme. Full
design details are set out on the scaled plans that accompany this application.
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Figure 7 – Existing Site Survey (Application area in red)- See also scaled plan 811.01
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Figure 8 – Plan Showing Rationale Behind The Proposed Layout. See scaled Plan Broadwater Golf Club
Rationale Plan 811.15 29072017
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Figure 9 – Plan Showing Rainwater Harvesting Scheme (see also scaled plan 811.06)
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6

SCALE

6.1

Introduction

6.1.1

This sections sets out the scale of the proposed new landscape works and hard
landscape features in relation to the site and its surroundings. This is presented
through a summary of landscape elements introduced to the site, followed by drawings
that illustrated how the new features will fit within its surrounding context.
Woodland Block Planting
Pond
Wildflower Grassland
Wetland Grassland
Greens
Tees
Fairways
Semi roughs
Proposed Car Park (incl. existing)
Adventure Golf
Practice Putting Green
New Paths
Range Outfield
Range Building
Ditches (Carrier)
Ditches (Infiltration)
Cut off Ditch

15552m2
4097m2
7824m2
3838m2
2673m2
576m2
7118m2
10995m2
2817m2
1840m2
159m2
337 lm
22637m2
490m2
1044 lm
296 lm
134 lm

19% of site
5% of site
10% of site
4% of site
3% of site
0.7% of site
9% of site
14% of site
3.0% of site
2.3% of site
0.2% of site
0.4% of site
27.4% of site
0.6% of site
1.0% of site
0.3% of site
0.1% of site

6.1.2

Overall there will be a decrease in the amount of the site given over to intensively
managed amenity grassland as a consequence of the additional woodland planting,
water features and out of play wildflower / wetland grassland on the site.

6.1.3

The introduction of the adventure golf course will add an additional 2.3% of hard and
soft landscaping features to the site, while the additional car park spaces will increase
the hardstanding on the site by an additional 1.5%.

6.1.4

Figure 10 shows the layout of the new features as well of the proposed ground
remodelling works (grading details).

6.1.5

Figure 11 shows sections through the site illustrating the extent of the earthworks
associated with the landfill cap and remodelled course and range.

6.1.6

Figure 12 shows elevations of the proposed new covered bays, while figure 13
illustrates details of the proposed Adventure Golf Course and how it will appear in the
landscape.
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Figure 10 – Plan Showing Proposed Layout & Grading Works (see also scaled plan 811.02)
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Figure 11 – Cross Sections Plan (see also scaled plan 811.04)
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Figure 12 – Elevations Of Proposed Covered Practice Bays (see also scaled plan 811.12)
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Figure 13 – Proposed Adventure Golf Course (see also scaled plan 811.09)
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7

LANDSCAPING

7.1

Introduction

7.1.1

Extensive new planting together with a number of hard landscape elements are
proposed for the site. The following section describes the rationale behind the
proposals. This section should be read in conjunction with plans 811.03 and 811.08.
(see figures 14 and 15 for reduced copies)

7.1.2

New Planting

7.1.3

The proposed tree planting programme has been designed with the input of the
consulting ecologist and arboriculturalist as well as Waverley Borough Council’s tree
officer Arno Spaarkogel. The planting strategy has two different purposes ;

7.1.4

Internal golf course tree planting - In order to cap the historic household landfill and
create the new golf features, it will be necessary to remove the majority of the low
quality trees that separate the existing golf holes. Following consultation with Arno
Spaarkogel it was decided that the new planting would be more in keeping with the
parkland character of the surrounding leisure space. In this respect the species chosen
and planting pattern reflect this strategy. Plan 811.03 illustrates the location of more
“ornamental” parkland species with layout patterns designed to catch the eye (i.e. focal
points or, in the case of the Wellingtonia, a more linear geometric layout).

7.1.5

Boundary Tree Plant – Extensive block tree planting is proposed around the perimeter
of the golf course. The species proposed reflect the existing woodland around the site.
This planting has a number of functions namely; mitigating the loss of trees on the site,
screening elements of the new features, strengthening and protecting the existing
boundary woodland, habitat creation / biodiversity and added security.

7.1.6

Pond Planting - In order to provide increased biodiversity, landscape and golfing
interest the proposed ponds are to be planted with a mixture of native aquatic plants.

7.1.7

Wildflower and Wet Grassland Planting - With the reconfiguring of the golf holes and
range there is an opportunity to increase the amount of minimal intervention grassland
on the course. In these ’out of play’ areas native wildflower species will be introduced
between the golf holes and wet grassland mixes along the proposed swales and
ditches.

7.1.8

Adventure Golf Course Planting – A mixture of native and ornamental plants are to be
introduced around the putting holes of the course.

7.1.9

Planting schedules are set out on scaled plan 811.03 that accompanies this
application.
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7.1.10

Hard Landscape Features

7.1.11

There are a number of hard landscape elements to be introduced to the site (see
scaled Hard Landscape Plan 811.08 . These are as follows;

7.1.12

New ball stop netting – Following the realignment of the practice ground outfield there
is an opportunity to install new ball stop netting which will greatly improve ball
containment and safety. The height of the netting will change depending on its location,
with 15m to 20 metre netting along the sides and 5m netting to the end of the outfield.

7.1.13

Security Fencing - A 2m high green Weldmesh fence will run around the perimeter of
the site to add security to the site, prevent trespass and vandalism and increase safety.

7.1.14

Wooden Pedestrian Bridges - Wooden pedestrian / buggy bridges will be used to cross
the new swales / ditches on the golf course. These will be simple structures consisting
of wooden sleepers laid side by side supported at each end by concrete slabs and
fixed using Ragbolts.

7.1.15

Synthetic Grass Tees - A section of the new teeing areas will consist of synthetic grass.
Each tee will have a 5m x 5m section of synthetic grass which shall be laid over a
hardcore base to the manufacturers specifications

7.1.16

New Pathways – New pathways will be introduced on the course linking tees to greens.
These shall be 1.5 metres in width and consist of a beige coloured bound aggregate
(Grundons or similar) to a depth as specified by the manufacturer.

7.1.17

An additional permissive path is also to be installed giving public access across the
south western boundary of the site. This will be to the same specifications as the
golfer’s paths.

7.1.18

Additional Car Park Space – Additional car parking is required at the site. This shall be
made up a free draining aggregate (gravel over a wearing course) that is consistent
what is currently used at the golf course.

7.1.19

Adventure Golf Course - The theme of the Adventure Golf Course will be local history
theme. The course is a sequence of 18 artificially surfaced putting areas (synthetic
grass) edged with a mixture of natural rock, faux rock and faux timber (concrete). The
holes will be linked with a series of paved pathways (brick / concrete). The remaining
areas will be mulched planting beds, water features interspersed with hard and soft
landscaping and themed props. The main built structures will include a castle, follies,
waterfalls, ponds, streams and bridges. The facility will be floodlit and secured with a
2m high metal palisade fence. The proposed design style is illustrated in figure 13 and
scaled plan 811.09 that accompanies this submission. Details of the floodlighting are
illustrated on plan UKS11633 produced by Abacus Ltd). Lights will be mounted on 5no.
8 metre high masts located around the perimeter of the course.
Range Outfield Floodlighting – There is an opportunity to improve the floodlighting on
the range. X7 No. floodlights are to be mounted on 4 metre high tee stalls, together
with x7 no. range mounted berm units.
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Figure 14 – Proposed Soft Landscaping Plan (see also scaled plan 811.03)
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Figure 15 – Proposed Hard Landscaping Plan (see also scaled plan 811.08)
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8

APPEARANCE

8.1

Visual And Landscape Character Appraisal

8.1.1

The following section highlights the key views around the application site (the “Visual
Envelope”). These views can be considered representative of the views from important
receptors such as roads, public rights of way, public spaces and built-up areas.

8.1.2

The visual assessment and establishment of the zone of visual influence was
development from a 360 degree circulation of the site from 0.5km, 50m , 100m and
adjacent to the site boundary itself.

8.1.3

The visual assessment was carried out in the winter (2015 / 16) and therefore it can be
assumed that visual “access” to the application site is at its most “open” given the fact
there is no foliage / leaf cover obscuring views.

8.1.4

The views taken around the visual envelope of the site represent a determined location
where visual access to the application site is at its optimum and therefore any views
further out from this view are even more restrictive / non-existent.

8.1.5

Figure 16 illustrates the location from where representative viewpoints were taken.

8.1.6

The black arrows on the photographs represent the application site location.
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8.2

Zone of Visual Influence

8.2.1

The following section provides an assessment of the Zone of Visual Influence.

Figure 16 Representative Viewpoints Around the Application Site (marked in red)

Viewpoint 1 Guildford Road Close to Existing Site Entrance

Viewpoint 2 – Hedgerow and Trees Screening View of Site along Guildford Road to the South
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Viewpoint 3 – Site not visible behind dense woodland to the west circa 100m away

Viewpoint 4 Woodland and Topography Screening View of Site. Site circa 250m away
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Viewpoint 5 Site not visible behind Woodland 0.5KM away

Viewpoint 6 Woodland and Topography Screening View of Site. Site circa 300m

Viewpoint 7 Site not visible behind woodland. Site circa 250m away

Viewpoint 8 Woodland Screening View of Site. Site circa 150m away

Viewpoint 9 – Very occasional view into site. Site circa 75m away

Viewpoint 10 Limited Views into the site available. Site circa 50m away

Viewpoint 11 – Woodland / Hedgerow Screening View of Site which is also screened by the fact that it sits around 1.50m lower than
sports pitches. Site circa 280m away

Viewpoint 12 – Woodland / Hedgerow Screening View of Site which is also
screened by the fact that it sits around 1.50m lower than sports pitches. Site
circa 280m away

Summer View. Foliage screens the
application site completely

Viewpoint 13 – Woodland belt Screening View of Site. Site circa 220m away

Viewpoint 14 – Woodland Copse and Scrub Screening View of Site from car park. Site circa 40m away

Viewpoint 15 – From Nursery Road to the West. A Pine Copse screens the site. Circa 100m from site.

Viewpoint 16 – From The Oval. Site not visible as behind pine copse and garden
planting . Site circa 250m away

Viewpoint 17 – No Views of site from the west at all due to flat topography and
intervening structures / tree cover. Site circa 0.5KM away

Viewpoint 18 – From Meadrow. Site not visible behind structures and tree cover.
Site circa 350m away

Viewpoint 19 – From Meadrow. Site not visible behind structures and tree cover.
Site circa 150m away

Viewpoint 20 – Site just visible where there is a gated access (location of newly
proposed permissive footpath). Site 30m away

Viewpoint 20. Summer Foliage screens entire view of site

Viewpoint 21. Site occasionally visible in winter through tree belt. The view on
completion of the project will be the same but with some grass banking visible
between the trees until new native planting strengthens tree belt. Site 40m away

Viewpoint 21. Summer view. Site not visible at all through tree belt due to foliage.
The arrow on the photograph to the right shows where part of the Adventure Golf
will be visible when standing at the entrance.

8.3

Zone of Visual Influence

8.3.1

As can been seen from the study, which involved a full 360 degree circulation of the
site from 0.5KM away to the site boundary, the application site affords extremely limited
views into it, even from very close by with no leaf cover (winter 2015/16). The visual
influence study incorporated all of the public footpaths / parks in the area, the
residential areas and the street view along Guildford Road / Meadrow.

8.3.2

Looking at the entire application site boundary lines from the North East and South
West there are no views at all of the application site unless stood on the boundary itself
and even then this is limited by thick woodland and hedgerow cover. (I.e. from VP’s 1
through to 8 and 14 through to 19.

8.3.3

Views of the application site from the sports pitches / houses to the North West (VP’s 9
to 13) are very limited as a result of the intervening tree and scrub belt, but also
because the existing golf course site itself is lower than the sports pitches by at least
1.5m (and up to 3m lower in places).

8.3.4

Standing on North West boundary itself near the playground there are some gaps
(Viewpoints 9 and 10) in the boundary that allow a limited view into the application site,
but the changed view will be one of grassed banks (back of practice ground) and
eventually dense woodland copse when the proposed native planting establishes. Golf
features will also be in evidence as is the case at the moment but only small sections of
the site will be visible.

8.3.5

The only other area where some very limited views are afforded into the site are from
viewpoints 20 and 21. Again such views are limited, even in the winter with no leaves
on the trees. As the summer viewpoints illustrate, the views into the site from these two
viewpoints are non-existent in the summer months when the leaves are out.

8.3.6

Similarly the limited view into the site from VP 12 is non-existent in the summer
months.

8.3.7

The visual impact is therefore extremely limited if not completely restricted in the
summer months. Where views are afforded in the winter months to the Northwest and
South the new views will be one of tree and shrub planting on grass banks which is in
keeping with the current golf course landscape character.

8.3.8

The entrance to the golf course allows a view further into the site but this is currently
mainly one of cars in the car park and the clubhouse, both of which will remain as is
(apart from the construction period). A glimpse of the Adventure Golf will be afforded
when looking into the site form the entrance but intervening existing trees will screen
the vast majority of it from the “Street Scene” with the Adventure Golf being set back
from the street 100m.

8.3.9

On the application site itself a safer permissive path is being introduced to allow
pedestrian access (including dog walkers) to cross the site without being at risk from
being struck by a golf ball. NB Currently dog walkers cross the course without the
applicants consent, risking injury.

8.3.10

The views from this footpath will be characterised by grass banks and native tree,
shrub and wildflower seeding to the south but further North this walk is characterised
by a more open walk up to pine wood with a view of the new water feature to the North.
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The Surrey Hills AONB is located to the North of the site , the site appraisal took in the
views from prominent points along the Hogs Back (where it was felt the most likelihood
of views onto the site may be accessible due to the height of the onlooker). Due to the
dense tree cover the application site cannot be seen at all.

8.4

Landscape Character Impact

8.4.1

It has been established by the visual assessment that the application site cannot be
viewed from almost every location in the surrounding area, this, by definition means
that the site exerts little visual influence on the landscape surrounding it.

8.4.2

In terms of the application proposals effect on the landscape character of the area the
key fact is that it is already a recreational golf facility with all the characteristics that
such a facility has e.g., Fairways , greens tees, bunkers, netting, flood lighting , flags,
path golfers, car park, clubhouse etc.

8.4.3

The proposals put forward change none of this essential character, it will still be a golf
course with a floodlight driving range on the same site. The only noticeable difference
on completion of the works will be towards the boundaries of the site where there will
be a keying in of landfill cap and additional golf feature mounding. These raised levels
will be assimilated into the landscape with dense native planting and longer
unimproved grassland and wildflower seeding.

8.4.4

The landscape design concept is geared towards creating a native wooded boundary
to the site but with some non-native “exotic” tree planting within the golf course itself to
replicate the overall feel of the Broadwater Park surrounding the site.

8.4.5

Waverley Borough Council in pre-submission meetings with the applicant expressed a
desire to extend the parkland feel of the general surrounding area into the golf course
and therefore suggested the use of more exotic parkland trees already in the park to
unify the golf site with the Broadwater area.

8.4.6

The creation of water features within the golf course will further replicate other areas of
Broadwater Park.

8.4.7

Given the above it is safe to assume the landscape character of the application
proposals is not out of context with either the current site or the general area (i.e.
recreational parkland). The ground modelling will be an obvious difference (although
the site is not without its undulating topography at present) and it will be important to
ensure the proposed grading works gradually and sensitively adjoin the surrounding
existing levels. There are some higher slopes at the end of the practice ground
(northern corner) and near the proposed irrigation lagoon but these slopes are
unavoidable as they are a key part of the water harvesting scheme whereby the site
catchment is directed at appropriate falls internally south towards the lagoon. These
raised levels also assist with reducing light spill and reduce the need for higher netting.

8.4.8

These larger higher banks will be densely planted up and eventually look like they are
part of the surrounding woodland.

8.4.9

The cross sections provide clearly depict how the ground modelling will appear in terms
of height and scale and whilst at the northern corner it is a different landscape being
created it is not visible from beyond the site and clearly golfing in character which is
what the current site exhibits now.

8.4.10

There are no landscape sensitive designations applied to the application site (apart
from Green Belt, near to River corridor and strategic open space) or the immediate
surrounding area. The most relevant reference material therefore in landscape terms is
the Broadwater Park Management Plan 2015 – 2025 recently produced by Waverley
Borough Council (see Appendix 1).

8.4.11

This document doesn’t contain any particular desires / restrictions for the golf course
site but as a whole the management document identifies a general need across the
whole park to increase ecological / landscape interest and biodiversity (Aim 5 Conserve
and Enhance the Variety of Habitats Located in the Park.)

8.4.12

The applicants consultant ecologist (EBS ltd) identified the following gains on
completion of the works :-

8.4.13

“The carefully designed woodland planting and eco-friendly drainage ditches across the
site, will rapidly be colonised through natural succession. The new layout will create
both habitat corridors and wildlife havens, providing ecological niches and an overall
high net biological gain over the present habitats and the wider area.

8.4.14

……The golf course architects have worked closely with EBS to vastly improve the
ecological value of the site. The planting of wild areas and thousands of new trees all
go towards an important biological gain over the original approved development in
compliance with the National Planning Policy Framework (NPPF).

8.4.15

It is the opinion of EBS that by complying with the above recommendations, the
development will deliver a net biodiversity gain to the area.”

8.4.16

Aim 6 of the Broadwater Park Management Plan also stated the desire to Maintain and
Enhance Leisure, Recreation and Sporting Interests to Provide Health and Wellbeing.

8.4.17

The landscape proposals aim to enhance the golf facility significantly and the creation
of a new Adventure Golf facility will further add to the recreational value of the park. NB
Reference was made in the Management Plan of a desire to have a “Crazy Golf
Course” (Adventure Golf) in the golf centre.

8.4.18

The Management Plan also referenced the desire of the golf club to rectify its current
poor state due to landfill settlement / exposure.

8.4.19

Flood lighting already exists on the driving range, however the proposed grading,
planting and use of Berm lighting will reduce the present light spill thereby improving
overall environmental impact.

8.4.20

Newly aligned safety netting is proposed on the range outfield, however there is
already netting on the present golf course. It will be important to screen this netting
hence the proposed tree planting along its South West Boundary. NB Netting on the
NE boundary will be screened by the existing mature woodland trees as is presently
the case.

8.4.21

The Adventure Golf facility is a hard landscape feature and can be considered
“ornamental” / engineered, however it is located by the car par clubhouse and driving
range building so is set within the “built up” hub of the facility and not out into the golf
course / park itself. A strong existing woodland copse screens most of the new
recreational facility from the main road (street scene) and most of the time cars will be
parked between it and the main road as is the case now.

8.5

Summary

8.5.1

In summary the site is visually extremely screened from its external surrounds both in
summer and winter and exerts no visual impact on the surrounding park as a result.

8.5.2

Its landscape character is one of a golf facility and the application seeks only to
enhance the golf facilities with the only addition to the landscape being an Adventure
Golf facility by the car park / clubhouse.

8.5.3

The proposed landform will be that of a golf course but it will differ from the current
landform as a result of the imposed soil cap and remodelling of the golf course and
range. Any areas where higher banks are required will be densely planted and keyed in
sensitively (extending existing woodland blocks) to ensure the already limited boundary
views are not negatively impacted.

9

ACCESS AND CONSTRUCTION

9.1

Introduction

9.1.1

A full construction traffic impact report has been prepared covering the potential
impacts of traffic movement both during construction and at the operational phase of
the development. (See Construction Access Report (Thomason’s G20371/REVA and
TPC Report).

9.1.2

Access For Proposed Earthworks, New Covered Bays and Adventure Golf – The
existing entrance bell mouth is deemed suitable for use by construction vehicles.

9.1.3

The golf course will be closed during the construction works thereby avoiding any
conflict between customers and construction traffic.

9.1.4

It is envisaged that the range will be constructed first followed by the golf course and
then Adventure Golf Course.

9.1.5

See scaled Phasing Plan 811.11. Details of soil quantities, lorry requirements and
timeframe for each phase is set out on this plan.

9.1.6

The duration of the project will be largely dependent weather conditions but TPC have
calculated that 70 lorries per day visiting the site does not impact on the highway.

9.1.7

A timescale 24 months is typical for a construction process of this size.

9.1.8

With the exception of the lorries bringing soils to the site, there will be little movement
of construction machinery in and out of the site during the earthworks. Additional lorries
will be required to supply materials for the new range building but these will be few in
number.

9.1.9

A secure site compound will be established just to the east of the proposed covered
bays. This will be used for the storage of materials, vehicles not in use (but not
imported soils) and for staff parking. An administration cabin and wheel wash facilities
will be established just to the south west of the existing clubhouse. There is plenty of
space within the golf course site to prevent any backing up of vehicles onto the main
road, as well as a good run-out route for lorries exiting the site.

9.1.10

There will be a wheel wash facility supplied at all times along with a road sweeper
available should any mud get onto the main road.

9.1.11

Further details are illustrated on figure 17 and scaled plan 811.05.

9.1.12

Operational Access To Golf Course, Driving Range and Adventure golf Course

9.1.13

Access to the new facilities will via the current access bell mouth which will be altered
slightly on the northern curb. (Note: following completion of the construction works the
original dimensions of the bell mouth will be reinstated).

9.1.14

Additional parking provision will be available in line with the recommendations for the
transport statement prepared by TPC Ltd. There will be a total of 92 spaces, x4 of
which shall be for disabled use only.
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9.1.15 Construction Inputs For Golf Course & Range - This section lists the inputs required
for the construction work that will create the physical features.
9.1.16

Labour - The remodelling works will be constructed by experienced, specialist
contractors, who will price the works against a detailed specification. This will include
clauses specifying restrictions and requirements regarding mitigating the extent of
impacts and disruptions during construction. Construction will be monitored and
inspected by a full-time site representative.

9.1.17

It is envisaged that approximately 3 - 5 construction operatives will be working on the
site at any one time. Standard working hours will be from 7.30 am until 6.30 pm
Monday to Friday.

9.1.18

Materials - The proposed capping / remodelling will be formed using approved soils
and subsoils imported to the site. All soils for importation will be free of litter (e.g.
paper, wood and plastic) and putrescible or biodegradable matter.

9.1.19

A detailed methodology for the inspection and handling of the materials will also be
prepared for submission to the planning authority prior to works commencing on site.

9.1.20

Topsoil shall be obtained by prioritising soils brought to the site into those suitable for
subsoil and those suitable for topsoil. The topsoil’s shall be screened and sifted to
provide a medium suitable for amenity grass cultivation. The location of the topsoil
screener is shown on plan 811.14 and its noise air quality impact is covered in
Vanguardia reports on Noise and Air Quality.

9.1.21

The intention is to screen suitable soil for use as topsoil (following screening) as it
comes in on the lorries. On such projects invariably better quality soil comes in that can
be identified and set aside for subsequent screening. The area of the site that requires
top soiling to 150mm depth measures 6.8 Ha (i.e. all areas of the course apart from car
park, pond, range building and paths). This equates to 10,236m3 of topsoil. Clearly the
alternative is to purchase topsoil which would be impractically expensive and not as
sustainable as screening and using prioritised soil as it comes in.

9.1.22

A concrete crusher is not being used on site and therefore does not form part of this
application.

9.1.23

The proposed imported material will comprise clean inert soils and subsoils. The
materials will be imported under either the CLAIRE Code of Practice or an
Environmental Permit, both of which would ensure that only suitable uncontaminated
materials would be used. Hardcore will be required for haul roads as it would on any
construction site and this would be imported using either an Environmental Permit or
U1 exemption.

9.1.24

Open ditch, pipe drainage or French drains will be used in areas as directed by the
drainage design and requirements of the Flood Risk Assessment.

9.1.25 Lining of the ponds will be with artificial Butyl liner.
9.1.26 Soil Volumetric Calculations - The grading details illustrated on plan 811.02 shows a fill
volume of 214,111m3 (342,578 tonnes).

9.1.27 Heavy Equipment - Construction is expected to involve the following machinery:
9.1.28
9.1.29
9.1.30
9.1.31

- x1 bulldozers (e.g. Caterpillar D6)
- x1 360-excavators (e.g. Caterpillar 320)
- x1 mini digger
- x1 dump truck (e.g. Volvo A25)

9.1.32 Services - Water and electricity will be supplied to the contractor’s compound from the
nearby clubhouse and sewage will be dealt with via ‘portaloos’ and or the clubhouse.
9.1.33

Storage – A secure site compound will be established at the site. It will be accessed
from the existing entrance bell mouth along the existing entrance drive.

9.1.34

Protective Measures - Temporary fencing will be erected around existing vegetation
(see AIA by Challice tree consultants) that is not to be removed during the works, in
order to afford protection from construction works.

9.1.35

Traffic calming measures and warning signs for both the lorry operatives and members
of the public will be in place prior to works commencing at the entrance bell mouth.

9.1.36

Where tree protection fencing is not providing temporary boundary security then Heras
fencing will also be installed whilst the construction works are being undertaken. This
will restrict public access during the construction works for safety reasons.

9.1.37

Temporary Drainage - The contractor shall be required at all times to deal with existing
flows of surface and subsoil water that may be met during the course of works and will
be responsible for ensuring that excess silt from the works does not enter watercourses
or roads. The contractor will make provision for the temporary drainage, dewatering
and stabilisation of the works during the earthworks until such time as grass
establishment has prevented further potential runoff of silt.

9.1.38

Construction Processes For Golf Course & Range - This section lists the processes
that will create the physical features.

9.1.39

Ground Preparation – Remove any vegetation that has been approved for clearing by
the local authority. Specimen trees suitable for transplanting shall be lifted and
transplanted to suitable areas around the perimeter of the site.

9.1.40

There is virtually no topsoil available on the site. Removal of the any existing topsoil
risks exposure of the landfill beneath and possible contamination. It is proposed that
the top layer remains undisturbed and that imported soils are placed directly onto it.

9.1.41

Soils and sub-soils will be brought onto the build areas using tipper lorries, dump trunks
and bulldozers.

9.1.42

Sub-Soil Grading – Bulldozers, excavators and scrapers will be used to shape the
features in accordance with the grading plan 811.02.

9.1.43

Drainage - Where drainage lines are installed slotted pipes will be used, sunk to an
average depth of 650mm, back-filled over with gravel drainage medium and topped
with sand and soil.

9.1.44

Inspection chambers will be provided to enable monitoring of the system and clearance
of blockages. Silt chambers will be provided on each main drain prior to feeding the

dissipating drains and open ditches to collect silt as the flow reduces velocity and
ensure that the dissipating drains do not become blocked.
9.1.45

Trenching machines are used to create routes for pipe-work for drainage.

9.1.46

Top-soil Spreading & Cultivation - Topsoil gleaned from the import operation shall be
re-spread on all areas where a change in level has occurred, with the exception of the
putting and tee surfaces, the area of the proposed new covered bays, the pond / ditch
basins, the area of the Adventure Golf, the bunker basins and the area of the proposed
car park extension.

9.1.47

The surface will be prepared using specialist disc-harrows and cultipactors.

9.1.48

Green and Tee Surfaces – it is proposed that the greens and tees are constructed
using a specialist rootzone medium of sand and organic matter imported to the site.

9.1.49

Bunkers - The proposed bunkers will be pipe drained and then lined with a specialist
sand imported to the site to an average depth of 100mm

9.1.50

Seeding Planting & Growing-In – Seeding will take place either in the Autumn or spring
months.

9.1.51

Planting of trees, shrubs and aquatic species will take place in the autumn / winter
months following the completion of the grading works.

9.1.52

Irrigation - It is intended that the tees and greens are irrigated (using water derived
from the rainwater harvesting scheme). The system shall be installed in accordance
with the irrigation consultants design.

9.1.53

Construction Outputs For Golf Course & Range This section lists the outputs that
will create the physical features.

9.1.54

Dust And Noise - The contractor shall be required to take all reasonable steps to
minimise the nuisance of airborne dust arising out of earth moving operations.

9.1.55

55dB is considered by the World Health Organisation to be the daytime noise level
above which ‘community annoyance’ sets in. There are no noise-sensitive properties
near enough to the site for this threshold to be exceeded.

9.1.56

Damage - The contractor shall be required to take such precautions as are necessary
to keep all roads, paths or other lands in the vicinity of the works, both within and
outside the site boundary, clear of any spillage or droppings from his traffic. The
contractor shall be required to hose, brush, scrape or otherwise remove, any material
likely to spill or drop from his traffic before it leaves the construction site.

9.1.57

Waste Material - All waste materials generated by construction work will be removed
from site prior to or at completion of the project.

9.1.58 Monitoring - The importation process and the construction activity will be strictly
managed and controlled, according to prescribed procedures and processes set out in
the planning permission. These will include the following:
9.1.59 Laboratory testing of sampled source soil materials
9.1.60 On-site acceptance and ticketing

9.1.61 Measures to ensure that highways are kept clean, including use of a wheel-spinner,
wheel bath, and road-sweeper
9.1.62 Secure storage of materials and equipment in a fenced compound, with bunding for
fuel storage.
9.1.63 Use of signage to ensure public awareness of lorry movement
9.1.64 Use of protective fencing, in accordance with the advice of ecological consultant and
arboricultural consultant, to ensure that there is no adverse impact on any vegetation
within or close to the development boundary.

Figure 17
Also see plan
811.14

9.1.65

Construction Inputs For New Covered Practice Bays - This section lists the inputs
required for the construction work that will create the covered practice bays. Further
details on the design of the covered bays are shown in figure 12 and scaled plan
811.12.

9.1.66

Labour - The building works will be constructed by experienced, specialist contractors,
who will price the works against a detailed specification. Construction will be monitored
and inspected by a full-time site representative.

9.1.67

It is envisaged that approximately 6 construction operatives will be working on the
building at any one time. Standard working hours will be from 7.30 am until 6.30 pm
Monday to Friday with no working on Saturdays.

9.1.68

Materials. The majority of the materials will consist of concrete ((sub base), steels
frames, plastisol (roof) and shiplap timber.

9.1.69 Heavy Equipment - Construction is expected to involve the following machinery:
 1 360-excavators (e.g. Caterpillar 320)
 1 mini-diggers
 1 dump truck (e.g. Volvo A25)
 X1 Crane
9.1.70

Services - Water and electricity will be supplied to the contractor’s compound from
nearby public services and sewage will be dealt with via ‘portaloos’.

9.1.71

Storage – A secure site compound will be established around the contractor’s
compound as shown on figure 17 and scaled plan 811.05 and 811.14. It will be
accessed from the existing entrance bell mouth along the existing entrance drive.

9.1.72

The compound will be used primarily for the holding of machinery when not in use, and
for the storage of materials required for the works.

9.1.73

There will be 1 ‘portacabin’ within the compound, to serve as offices and dining, rest
and washing facilities.

9.1.74

Temporary parking for site operatives will be within the compound

9.1.75

Protective Measures - Temporary fencing will be erected around existing vegetation to
afford protection from construction works. (see Challice Consulting’s Arboricultural
Report )

9.1.76 Temporary Drainage - The contractor shall be required at all times to deal with existing
flows of surface and subsoil water that may be met during the course of works and will
be responsible for ensuring that excess silt from the works does not enter watercourses
or roads. The contractor will make provision for the temporary drainage, dewatering
and stabilisation of the works during the earthworks until such time as grass
establishment has prevented further potential runoff of silt.

9.1.77

Construction Processes For New Covered Practice Bays - This section lists the
processes that will create the physical features.

9.1.78

Ground Preparation – Remove any vegetation that has been approved for clearing by
the local authority.

9.1.79

The existing building will be demolished and any materials disposed of or recycled
accordingly.

9.1.80

The buildings will be constructed as set out by the Architects details drawings and
specifications and as detailed in the planning approval.

9.1.81

Construction Outputs For New Covered Practice Bay – This section lists the
outputs that will create the physical features

9.1.82

Dust And Noise - The contractor shall be required to take all reasonable steps to
minimise the nuisance of airborne dust arising out of the construction works.

9.1.83

55dB is considered by the World Health Organisation to be the daytime noise level
above which ‘community annoyance’ sets in. There are no noise-sensitive properties
near enough to the site for this threshold to be exceeded.

9.1.84

Damage - The contractor shall be required to take such precautions as are necessary
to keep all roads, paths or other lands in the vicinity of the works, both within and
outside the site boundary, clear of any spillage or droppings from his traffic. The
contractor shall be required to hose, brush, scrape or otherwise remove, any material
likely to spill or drop from his traffic before it leaves the construction site.

9.1.85

Waste Material - All waste materials generated by construction work will be removed
from site prior to or at completion of the project.

9.1.86 Monitoring - The construction activity will be strictly managed and controlled, according
to prescribed procedures and processes that will set out in detail in the planning
application. These will include the following:
9.1.87 Measures to ensure that highways are kept clean, including use of a wheel-spinner,
wheel bath, and road-sweeper
9.1.88 Secure storage of materials and equipment in a fenced compound, with bunding for
fuel storage.
9.1.89 Use of signage to ensure public awareness of lorry movement and building works.
9.1.90 Use of protective fencing, in accordance with the advice of ecological and arboricultural
consultants, to ensure that there is no adverse impact on any trees close to the
development boundary or on any species that might need to be excluded from the
works area

9.1.91

Construction Inputs For The New Adventure Golf Course - This section lists the
inputs required for the construction work that will create the Adventure Golf Course.
Further details on the design of the course shown in figure 13 and scaled plan 811.09.

9.1.92 Labour - The building works will be constructed by experienced, specialist contractors,
who will price the works against a detailed specification. Construction will be monitored
and inspected by a full-time site representative.
9.1.93

It is envisaged that approximately 3 construction operatives will be working on the
Adventure Golf Course at any one time. Standard working hours will be from 7.30 am
until 6.30 pm Monday to Friday with no working on Saturdays.

9.1.94

Materials - Building materials will include concrete (sub bases and imitation rock),
synthetic grass, timber (trip rails, fences, edging), painted fibreglass (theme features),
native and non-native soft landscaping, low level flood lighting.

9.1.95 Construction Equipment - Construction is expected to involve the following machinery:
 1 360-excavators (e.g. Caterpillar 320)
 1 mini-diggers
 1 dump truck (e.g. Volvo A25)
 X1 Crane
9.1.96

Services - Water and electricity will be supplied to the contractor’s compound from
nearby clubhouse and sewage will be dealt with via ‘portaloos’ and or clubhouse.

9.1.97

Storage – A secure site compound will be established as shown on figure 17 and scaled
plan 811.05. It will be accessed from the existing entrance bell mouth along the existing
entrance drive.

9.1.98

The compound will be used primarily for the holding of machinery when not in use, and
for the storage of materials required for the works.

9.1.99

There will be 1 ‘portacabin’ within the compound, to serve as offices and dining, rest and
washing facilities.

9.1.100 Temporary parking for site operatives will be within the compound
9.1.101 Protective Measures - Temporary fencing will be erected around existing vegetation to
afford protection from construction works. (see also Challice Consulting’s Arboricultural
Report.
9.1.102 Temporary Drainage - The contractor shall be required at all times to deal with existing
flows of surface and subsoil water that may be met during the course of works and will
be responsible for ensuring that excess silt from the works does not enter watercourses
or roads. The contractor will make provision for the temporary drainage, dewatering and
stabilisation of the works during the earthworks until such time as grass establishment
has prevented further potential runoff of silt.

9.1.103 Construction Processes For The New Adventure Golf Course - This section lists
the processes that will create the physical features.
9.1.104 Ground Preparation – – Remove any vegetation that has been approved for clearing by
the local authority. Specimen trees suitable for transplanting shall be lifted and
transplanted to suitable areas around the perimeter of the site. Further information on
the trees to be removed are contained with Challice Consulting’s report.
9.1.105 The Adventure Golf Course will be constructed as set out by the Architects details
drawings and specifications and as detailed in the planning approval.
9.1.106 Construction Outputs For The New Adventure Golf Course - This section lists the
outputs that will create the physical features.
9.1.107 Dust And Noise - The contractor shall be required to take all reasonable steps to
minimise the nuisance of airborne dust arising out of the construction works.
9.1.108 55dB is considered by the World Health Organisation to be the daytime noise level
above which ‘community annoyance’ sets in. There are no noise-sensitive properties
near enough to the site for this threshold to be exceeded.
9.1.109 Damage - The contractor shall be required to take such precautions as are necessary
to keep all roads, paths or other lands in the vicinity of the works, both within and
outside the site boundary, clear of any spillage or droppings from his traffic. The
contractor shall be required to hose, brush, scrape or otherwise remove, any material
likely to spill or drop from his traffic before it leaves the construction site.
9.1.110 Waste Material - All waste materials generated by construction work will be removed
from site prior to or at completion of the project.
9.1.111 Monitoring - The construction activity will be strictly managed and controlled, according
to prescribed procedures and processes that will set out in detail in the planning
application. These will include the following:
9.1.112 Secure storage of materials and equipment in a fenced compound, with bunding for
fuel storage.
9.1.113 Use of signage to ensure public awareness of lorry movement and building works.
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BROADWATER PARK GOLF CLUB
SURREY

APPENDIX B
Planning Permission and Officer’s Report

AA Environmental Limited
183125

Waste Recovery Plan
Broadwater Park Golf Club

WA/2018/0097 amended/amplified by Cora IHT Technical
Note 1 dated 7 March 2018 including Drawing Ref. 001
Proposed Construction Site Access dated 7 March 2018;
Broadwater Golf Club Ltd. letter dated 7 October 2018; HydroLogic correspondence with Thames Water as prefaced by an
email from Hydro-Logic dated 3 October 2018; Email from
Hydro-Logic dated 3 October 2018 together with 3x Excel
spreadsheets showing results of calculations (2 year; 30 year;
and 100 year models); Email from Hydro-Logic dated 3
October 2018 concerning leachate; Broadwater Golf Club Ltd.
letter dated 21 January 2019 regarding permissive paths;
Drawing Ref. 811.12 rev C Covered Bays Building dated 5
October 2017 (with legible date); Preliminary Ecological
Appraisal dated 7 January 2019 (including Appendix 1
(figures), 2 (data search), and 3 (walkover assessment and
protected species survey)
TOWN AND COUNTRY PLANNING ACT 1990
SURREY COUNTY COUNCIL AS COUNTY PLANNING AUTHORITY DO HEREBY GRANT
PLANNING PERMISSION FOR CAPPING OF HISTORIC 8HA LANDFILL; REMODELLING
AND ENHANCEMENT OF EXISTING DRIVING RANGE AND 9-HOLE PAR 3 GOLF COURSE
WITH ASSOCIATED ECOLOGICAL AND PUBLIC ACCESS IMPROVEMENTS; PROVISION
OF NEW 490M² DRIVING RANGE BUILDING, ADVENTURE GOLF FACILITY, PRACTICE
PUTTING GREEN, 17 ADDITIONAL CAR PARKING SPACES AND RAINWATER
HARVESTING SCHEME; INVOLVING THE USE OF 342,578 TONNES (214,111M³) OF INERT
WASTE MATERIAL AND 70 HGV TRIPS (140 HGV MOVEMENTS) PER WORKING DAY
OVER A PERIOD OF 18-24 MONTHS.
AT BROADWATER PARK GOLF CLUB, MEADROW, GODALMING, SURREY GU7 3BU
SUBJECT TO THE FOLLOWING CONDITIONS:
IMPORTANT – CONDITION NOS 6, 9, 13, 15 AND 16 MUST BE DISCHARGED PRIOR TO
THE COMMENCEMENT OF THE DEVELOPMENT
Commencement
1.

The development hereby permitted shall be begun no later than the expiration of three
years beginning with the date of this permission. The applicant shall notify the County
Planning Authority in writing within 7 days of commencing the development.
Approved Plans

2.

The development hereby permitted shall be carried out in all respects strictly in
accordance with the following plans:
Drawing Ref. 811.01 rev B Existing Site Survey dated 5 October 2017
Drawing Ref. 811.02 rev B Grading Plan dated 29 July 2017
Drawing Ref. 811.03 rev B Landscape Plan dated 29 July 2017
Drawing Ref. 811.04 rev C Cross Sections dated 22 December 2017
Drawing Ref. 811.05 rev D Contractors Works Plan dated 22 December 2017
Drawing Ref. 811.06 rev B Rainwater Harvesting Plan dated 29 July 2017
Drawing Ref. 811.07 rev C Application Boundary Plan dated 5 October 2017
Drawing Ref. 811.08 rev B Hard Landscape Features dated 29 July 2017
Drawing Ref. 811.09 rev B Adventure Golf Course dated 5 October 2017
Drawing Ref. 811.11 rev A Phasing Plan dated 29 July 2017
Drawing Ref. 811.12 rev C Covered Bays Building dated 5 October 2017
Drawing Ref. 811.13 rev C Control of Surface Water Runoff dated 29 July 2017
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Drawing Ref. 811.14 Contractors Works Plan Further Details dated 19 July 2017
Drawing Ref. 811.15 Rationale Plan dated 29 July 2017
Drawing Ref. 001 Proposed Construction Site Access dated 7 March 2018
Drawing Ref. G20371/101 rev A Visibility Splay dated 20 January 2016
Drawing Ref. TPP-CC/403 AR2848 rev 0 Tree Protection Plan dated 8 March 2016
Drawing Ref. UKS 11633 External Floodlighting dated 5 January 2019.
Duration
3.

The development hereby permitted shall be completed in all respects within 24 months
from the date that the development is commenced as notified to the County Planning
Authority in accordance with Condition 1 above. The applicant shall notify the County
Planning Authority in writing within 7 days of completion of the development.
Volume of Waste

4.

No more than 342,578 tonnes (214,111m³) of inert waste material shall be deposited on
the application site in order to facilitate the development. Accurate daily records of the
volumes of inert waste deposited shall be maintained for the duration of the development
and made available to the County Planning Authority within 7 days of such request.
Hours of Operation

5.

During the construction phase of the development no lights shall be illuminated nor shall
any operations or activities authorised or required by this permission be carried out
except between 0730 to 1830 Monday to Friday. No activities or operations shall be
undertaken on Saturdays, Sundays or bank, public or national holidays. This condition
shall not prevent working in emergencies to maintain safe site operations. Such
emergencies shall be notified to the County Planning Authority in writing as soon as
practicable and in any case within 5 working days.

6.

Notwithstanding condition 5 above, construction traffic shall only access and egress the
application site between 0730 and 1630 hours on Monday to Friday. No construction
traffic shall access or egress the application site on Saturdays, Sundays or bank, public
or national holidays.

7.

Lighting associated with the driving range and adventure golf facility shall be installed at
a tilt angle of less than 15 degrees and be switched off at 2200 hours.
Highways, Traffic and Access

8.

The development hereby permitted shall not commence until the proposed modified
vehicular access to Meadrow (A3100) and associated visibility splays have been
provided in accordance with Drawing Ref. 001 Proposed Construction Site Access dated
7 March 2018 and Drawing Ref. G20371/101 rev. A Visibility Splay dated January 2016
so as to safely accommodate the movement of construction traffic.

9.

The development hereby permitted shall not commence until a Construction Transport
Management Plan (CTMP), in general accordance with Drawing Ref. 811.05 rev. D
Contractors Works Plan dated 22 December 2017 and Drawing Ref. 811.14 Contractors
Works Plan Further Details dated 19 July 2017 has been submitted to and approved in
writing by the County Planning Authority. The CTMP shall include details of:
(a) Parking for vehicles of site personnel, operatives and visitors;
(b) Loading and unloading of plant and materials, storage of plant and materials, no
more than 70 deliveries to the application site per weekday, and no deliveries at
weekends, bank, national or public holidays;
(e) Provision of boundary hoarding behind any visibility zones;
2
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(f) Measures to prevent the deposit of materials on the highway;
(g) Vehicle routing;
(h) Before and after construction surveys of the highway and a commitment to fund the
repair of any damage caused as a result of the development;
(i) Deliveries to take place between 0730 to 1630 hours Monday to Friday only;
(j) No HGVs associated with the development to park and/or wait on Meadrow at any
time; and
(k) On-site turning for construction vehicles.
Only the approved details shall be implemented and they shall be maintained for the
duration of the construction of the development.
10.

The development hereby permitted shall not be opened to paying customers unless and
until the vehicular access and associated footway have been reinstated to their original
width/layout in accordance with a scheme to be submitted to and approved in writing by
the County Planning Authority.

11.

The development hereby permitted shall not be opened for paying customers unless and
until space has been laid out within the application site in accordance with the approved
plans listed in condition 2 above and for vehicles to be parked and turned so that they
enter and leave the site in forward gear. Thereafter the parking and turning areas shall
be retained and maintained for their designated purpose.

12.

The development hereby permitted shall not be opened to paying customers unless and
until the following measures have been provided in accordance with a scheme to be
submitted to and approved in writing by the County Planning Authority:
(a) The secure parking of bicycles within the development site;
(b) Providing safe routes for pedestrians and cyclists to travel within the site and
between the site and Meadrow (A3100); and
(c) Information to be provided to staff and visitors regarding the availability and
whereabouts of sustainable travel options including bus and cycle routes.
The approved measures shall be provided, retained and maintained for the duration of
the development.
Landfill Gas

13.

No soil, clay or inert waste material shall be deposited on the application site until the
following details have been submitted to and approved in writing by the County Planning
Authority:
(a) A landfill gas risk assessment strategy that includes the number and locations of
proposed monitoring boreholes (both in the waste and in natural ground around the
site perimeter), and the frequency and duration of the baseline gas monitoring
period;
(b) A Landfill Gas Risk Assessment (LGRA) (to include on-site and off-site sensitive
receptors) based upon the approved baseline gas monitoring as per (a) above; and
(c) A Landfill Gas Management Plan (LGMP) including (i) a monitoring plan for the
construction phase and for 10-year management period; (ii) landfill gas compliance
limits for the protection of both on-site and off-site receptors; (iii) a mitigation
strategy, contingency action plan, and verification plan to address any exceedances
of the compliance limits and/or predicted/potential negative impacts (as described in
the approved LGRA).

14.

Monitoring and management of landfill gas shall be undertaken in accordance with the
approved LGMP (as per condition 13 above) and verification reports shall be submitted
to the County Planning Authority for approval in writing at the following intervals:
3
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(a) Within 4-weeks of completion of the construction phase of the development; and
(b) Every 3-years following completion of the development for the 10-year management
period.
Ground and Surface Water
15.

The development shall not commence until a Groundwater and Surface Water
Monitoring and Management Plan (GSWMMP) has been submitted to and approved in
writing by the County Planning Authority. The GSWMMP shall incorporate the following
details:
(a) A written scheme of groundwater and surface water monitoring, sampling and
testing;
(b) Leachate and groundwater monitoring and sampling network and a programme for
baseline monitoring, sampling and laboratory testing;
(c) Establishment of a surface water monitoring and sampling network and a
programme for baseline monitoring, sampling and laboratory testing;
(d) After initial baseline conditions are established, the preparation of a baseline
monitoring report and further assessment to determine the risk to groundwater,
surface water and human health from the development;
(e) Subject to the outcomes of (a) to (d) above and before commencement of any
earthworks, the preparation of an Operational Management Plan, Mitigation and/or
Remediation Strategy (if necessary), Construction and Post-Construction Phase
Monitoring Plan, compliance limits (trigger and action levels) for contaminants of
concern, and as necessary a Contingency Action Plan; and
(f) A programme for regular report submissions to the County Planning Authority for
approval including monitoring and review reports during the construction of the
development and verification reporting on completion of the development.
The Groundwater and Surface Water Monitoring and Management Plan shall be
implemented and maintained as approved.
Surface Water Drainage

16.

The development shall not commence until details of the design of a surface water
drainage scheme have been submitted to and approved in writing by the County
Planning Authority. The design must satisfy the SuDS Hierarchy and be compliant with
the national Non-Statutory Technical Standards for SuDS, NPPF, and Ministerial
Statement on SuDS. The surface water drainage scheme shall include:
(a) Evidence that the proposed solution will effectively manage the 1 in 30 & 1 in 100
(+40%) allowance for climate change storm events during all stages of the
development (Pre, Post and during), associated discharge rates and storages
volumes shall be provided using maximum Greenfield discharge rates of 12.7
litres/sec 1 in 2 year, 16.2 litres/sec 1 in 30 year and 16.6 litres/sec 1 in 100 year +
40% (as per the SuDS pro-forma or otherwise as agreed by the County Planning
Authority);
(b) Detailed drainage design drawings and calculations to include finalised drainage
layout detailing the location of drainage elements, pipe diameters, levels, and long
and cross sections of each element including details of any flow restrictions and
maintenance/risk reducing features (silt traps, oil interceptors, inspection chambers
etc.);
(c) Details of how the scheme will be protected during construction and how runoff
(including any pollutants) from the development site (including the car park) will be
managed before the drainage system is operational;
(d) Details of drainage management responsibilities and maintenance regimes for the
drainage system; and
4
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(e) A plan showing exceedance flows (i.e. during rainfall greater than design events or
during blockage) and how property on-site and off-site will be protected.
The approved details shall be implemented and maintained for the duration of the
development.
17.

Prior to the first occupation of the development, a verification report carried out by a
qualified drainage engineer and demonstrating that the drainage system has been
constructed as approved in accordance with condition 16 above must be submitted to
and approved in writing by the County Planning Authority.

18.

No surface water from the application site shall flow into Broadwater Lake to the east of
the application site.
Construction Environmental Management Plan

19.

Within 6 months of the date of this permission a site-specific Construction Environmental
Management Plan (CEMP) in general accordance with Paragraphs 8.1 to 8.4 and
Appendix D of Air Quality Assessment Ref. VC-170613-AQ-RP-0001 R01 dated 25 July
2017 shall be submitted to the County Planning Authority for approval.
The approved CEMP shall be implemented and maintained for the duration of the
construction phase of the development.
Ecology

20.

As per Arboricultural Tree Assessment and Method Statement dated March 2016
Challice Consulting Ltd Report Ref CC/403 AR 2848 and Drawing Ref. TPP-CC/403
AR2848 Tree Protection Plan Rev 0 dated 8 March 2016, all trees to be retained in and
around the application site shall be protected from construction activities in accordance
with BS 5837:2012 Recommendations for Trees in relation to design, demolition and
construction.

21.

Within 6 months of the date of this permission a Landscape Specification for Tree
Planting shall be submitted to the County Planning Authority for approval. This scheme
shall include details of how topsoil and trees are to be provided on the application site in
accordance with BS 3882: 2015 Specification for topsoil; and BS 3936-1:1992 Nursery
stock, Specification for trees and shrubs. The development shall be undertaken in
accordance with the approved details.

22.

Within 6 months of the date of this permission a 10-year Landscape and Ecology
Management Plan (LEMP) (5-years maintenance and 5-years aftercare shall be
submitted to the County Planning Authority for approval. The LEMP shall:
(a) Demonstrate how new planting is to develop from newly planted to established
habitat;
(b) Provide for the management of new planting and habitat primarily for ecological
benefits;
(c) Set out how the landscape will be maintained including tree aftercare and
replacement; and
(d) Be in general accordance with Drawing Ref. 811.03 rev B Landscape Plan dated 29
July 2017 and Section 5.4 Summary of Opportunities for Biodiversity Gain – Through
Habitat Creation (paragraphs 5.4.1 to 5.4.7) of Ecological Walkover Assessment and
Protected Species Survey dated 7 July 2016.
The LEMP shall be implemented and maintained as approved.
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Boundary treatment
23.

Within 6 months of the date of this permission details of the boundary treatment(s) to be
provided at the application site shall be submitted to the County Planning Authority for
approval. These details shall include:
(a) The specifications, location, alignment and extent of the boundary treatment(s);
(b) Native hedge planting specifications for both sides any perimeter fencing including
maintenance responsibilities and regimes;
(c) Provision for 13cm x 13cm gaps every 100m of any perimeter fencing to allow small
mammals to pass unhindered.
The details shall be implemented and maintained as approved.
Adventure Golf

24.

Within 6 months of the date of this permission details of the theme for the adventure golf
facility shall be submitted to the County Planning Authority for approval. The approved
details shall be implemented and maintained for the duration of the development.

REASONS FOR IMPOSING CONDITIONS:
1.

To comply with Section 91 (1)(a) of the Town and Country Planning Act 1990 as
amended by Section 51 (1) of the Planning and Compulsory Purchase Act 2004.

2.

For the avoidance of doubt and in the interests of proper planning.

3.

So as to comply with the terms of the application and in the interests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

4.

So as to comply with the terms of the application and so as to not prejudice the timely
restoration of mineral workings in the locality in accordance with Policy WD7 of the
Surrey Waste Plan 2008.

5.

So as to comply with the terms of the application and in the interests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

6.

So as to comply with the terms of the application and in the interests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

7.

So as to comply with the terms of the application and in the interests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

8.

In order that the development does not prejudice highway safety nor cause
inconvenience to other highway users in accordance with Policy DC3 of the Surrey
Waste Plan 2008.The condition is required pre-commencement to ensure that the
vehicular access to the application site is able to safely facilitate construction-related
traffic before such traffic accesses the site to undertake the development.

9.

In order that the development does not prejudice highway safety nor cause
inconvenience to other highway users in accordance with Policy DC3 of the Surrey
Waste Plan 2008. The condition is required pre-commencement to ensure that
appropriate measures are in place to safely and efficiently manage construction-related
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traffic and associated activities before such traffic accesses the application site to
undertake the development.
10.

In order that the development does not prejudice highway safety or cause inconvenience
to other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.

11.

In order that the development does not prejudice highway safety or cause inconvenience
to other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.

12.

In order that the development does not prejudice highway safety or cause inconvenience
to other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.

13.

In the interests of the environment, local amenity and human health in accordance with
Policy DC3 of the Surrey Waste Plan 2008. The condition is required precommencement of deposit of materials in order to establish the risk of increased gas
generation and migration as a result of the landfill cap.

14.

In the interests of the environment, local amenity and human health in accordance with
Policy DC3 of the Surrey Waste Plan 2008.

15.

In the interests of the environment, local amenity and human health in accordance with
Policy DC3 of the Surrey Waste Plan 2008. The condition is required precommencement in order to establish the short to medium term risk of additional
leachate/groundwater (potentially containing hydrocarbons) being expelled from the
waste mass below the application site as a result of surcharging the waste mass with the
landfill cap. In order to determine the baseline of any contamination present in the
leachate and surrounding groundwater, and the risk to controlled waters from the
development.

16.

To ensure the design meets the national Non-Statutory Technical Standards for SuDS
and the final drainage design does not increase flood risk on or off site in accordance
with Policy DC3 of the Surrey Waste Plan 2008. The condition is required precommencement so as to ensure that drainage design does not increase flood risk on or
off site in accordance with Policy DC3 of the Surrey Waste Plan 2008 prior to any works
being undertaken which may impact existing surface water drainage arrangements.

17.

To ensure that the drainage system is constructed to the National Non-Statutory
Technical Standards for SuDS.

18.

So as to comply with the terms of the application and in the interests of local amenity and
the environment in accordance with Policy DC3 of the Surrey Waste Plan 2008 and
saved Policy D1 of the Waverley Borough Local Plan 2002.

19.

So as to comply with the terms of the application and in the interests of local amenity and
the environment in accordance with Policy DC3 of the Surrey Waste Plan 2008 and
saved Policy D1 of the Waverley Borough Local Plan 2002.

20.

So as to comply with the terms of the application and in the interests of local amenity and
the environment in accordance with Policy DC3 of the Surrey Waste Plan 2008 and
saved Policy D1 of the Waverley Borough Local Plan 2002.

21.

To ensure that topsoil to be deposited and tree species to be planted are suitable in the
interests of local amenity and the environment in accordance with Policy DC3 of the
Surrey Waste Plan 2008.

22.

So as to comply with the terms of the application and in the interests of local amenity and
the environment in accordance with Policy DC3 of the Surrey Waste Plan 2008.
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23.

In the interests of local amenity and the environment in accordance with Policy DC3 of
the Surrey Waste Plan 2008.

24.

So as to comply with the terms of the application and to ensure that the theme of the
adventure golf facility is appropriate for its location within the wider Broadwater Park
complex and otherwise satisfies the requirements of Waverley Borough Council.

INFORMATIVES:
1.

If the development affects an Ordinary Watercourse, Surrey County Council as the Lead
Local Flood Authority should be contacted to obtain prior written consent. More details
are available on Surrey County Council's website www.surreycc.gov.uk.

2.

If the development results in infiltration of surface water to ground within a Source
Protection Zone the Environment Agency will require proof of surface water treatment to
achieve water quality standards.

3.

The import of waste soils associated with this development will require an Environmental
Permit, under the Environmental Permitting (England and Wales) Regulations 2010, from
the Environment Agency, unless an exemption applies. The applicant is advised to
contact the Environment Agency on 03708 506 506 for further advice and to discuss
issues likely to be raised. The applicant should be aware that there is no guarantee that
a permit will be granted. Additional 'Environmental Permitting Guidance' can be found at
www.gov.uk/environmental-permit-check-if-you-need-one

4.

The applicant is encouraged to ensure, as far as possible, that HGVs accessing the site
do so individually or in pairs and that bunching is avoided, particularly during the network
peaks, in order to reduce the impact of congestion on local amenity and the environment.

5.

The permission hereby granted shall not be construed as authority to carry out any works
on the highway or any works that may affect a drainage channel/culvert or water course.
The applicant is advised that a permit and, potentially, a Section 278 agreement must be
obtained from the Highway Authority before any works are carried out on any footway,
footpath, carriageway, verge or other land forming part of the highway. All works on the
highway will require a permit and an application will need to be submitted to the County
Council's Street Works Team up to 3 months in advance of the intended start date,
depending on the scale of the works proposed and the classification of the road. Please
see http://www.surreycc.gov.uk/roads-and-transport/road-permits-and-licences/thetraffic-management-permit-scheme. The applicant is also advised that Consent may be
required under Section 23 of the Land Drainage Act 1991. Please see
www.surreycc.gov.uk/people-and-community/emergency-planning-and-communitysafety/flooding-advice.

6.

The developer is reminded that it is an offence to allow materials to be carried from the
site and deposited on or damage the highway from uncleaned wheels or badly loaded
vehicles. The Highway Authority will seek, wherever possible, to recover any expenses
incurred in clearing, cleaning or repairing highway surfaces and prosecutes persistent
offenders. (Highways Act 1980 Sections 131, 148, 149).

7.

The developer is advised that as part of the detailed design of the highway works
required by the above condition(s), the County Highway Authority may require necessary
accommodation works to street lights, road signs, road markings, highway drainage,
surface covers, street trees, highway verges, highway surfaces, surface edge restraints
and any other street furniture/equipment.

8.

Section 59 of the Highways Act permits the Highway Authority to charge developers for
damage caused by excessive weight and movements of vehicles to and from a site. The
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Highway Authority will pass on the cost of any excess repairs compared to normal
maintenance costs to the applicant/organisation responsible for the damage.
9.

Attention is drawn to the requirements of Sections 7 and 8A of the Chronically Sick and
Disabled Persons Act 1970 and to the Code of Practice for Access of the Disabled to
Buildings (British Standards Institution Code of Practice BS 8300:2009) or any
prescribed document replacing that code.

10.

The applicant is reminded that, under the Wildlife and Countryside Act 1981, as
amended (Section 1), it is an offence to remove, damage or destroy the nest of any wild
bird while that nest is in use or is being built. Planning consent for a development does
not provide a defence against prosecution under this Act.
Trees and scrub are likely to contain nesting birds between 1 March and 31 August
inclusive. Trees and scrub are present on the application site and are assumed to
contain nesting birds between the above dates, unless a recent survey has been
undertaken by a competent ecologist to assess the nesting bird activity during this period
and shown it is absolutely certain that nesting birds are not present.

11.

In determining this application the County Planning Authority has worked positively and
proactively with the applicant by: entering into pre-application discussions; scoping of the
application; assessing the proposals against relevant Development Plan policies and the
National Planning Policy Framework including its associated planning practice guidance
and European Regulations, providing feedback to the applicant where appropriate.
Further, the County Planning Authority has: identified all material considerations;
forwarded consultation responses to the applicant; considered representations from
interested parties; liaised with consultees and the applicant to resolve identified issues
and determined the application within the timeframe agreed with the applicant. Issues of
concern have been raised with the applicant including impacts of and on traffic, flooding,
landscape, ecology, visual impact, and public access, and addressed through negotiation
and acceptable amendments to the proposals. The applicant has also been given
advance sight of the draft planning conditions including pre-commencement conditions.
This approach has been in accordance with the requirements of paragraph 38 of the
National Planning Policy Framework 2019.

DATE: 16 April, 2019

Dominic Forbes
PLANNING & DEVELOPMENT GROUP MANAGER

Broadwater Park Golf Club
per Weller Designs Ltd
Bishops Mead House
Bishops Mead, West Street
Farnham
GU9 7DU

Third Party Rights
Anyone seeking to challenge the lawfulness of this decision may make an application to the
High Court for permission to bring a claim for judicial review. You should seek legal advice
promptly if you wish to challenge this decision.
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ITEM NO

TO:

PLANNING & REGULATORY COMMITTEE

BY:

PLANNING DEVELOPMENT MANAGER

DISTRICT

WAVERLEY BOROUGH COUNCIL

DATE: MARCH 2018

ELECTORAL DIVISION:
Godalming North
Penny Rivers

PURPOSE:

FOR DECISION

GRID REF: 498160 145102

TITLE:

WASTE APPLICATION REF. WA/2018/0097

SUMMARY REPORT
Broadwater Park Golf Club, Meadrow, Godalming, Surrey GU7 3BU
Capping of historic 8ha landfill; remodelling and enhancement of existing driving range
and 9-hole par 3 golf course with associated ecological and public access improvements;
provision of new 490m2 driving range building, adventure golf facility, practice putting
green, 17 additional car parking spaces and rainwater harvesting scheme; involving the
use of 342,578 tonnes (214,111m3) of inert waste material and 70 HGV trips (140 HGV
movements) per working day over a period of 18-24 months.
Broadwater Park Golf Club (the golf club) is situated within the Metropolitan Green Belt abutting
Farncombe to the west, with Godalming and Catteshall further beyond to the south-west. To the
south is the A3100 Guildford Road (Meadrow). Along the southern side of the A3100, opposite
the golf club, are a row of residential properties, a restaurant and bar, and a hotel.
The 8ha golf club forms a part of the wider 29ha award-winning Broadwater Park complex which
comprises Broadwater Lake; woodland and open grass areas, enclosed play areas; multi-use
games area; a court suitable for playing a variety of ball games; football and cricket pitches; tennis
courts; public toilets; and a network of permissive paths. The complex also includes Godalming
Leisure Centre; Broadwater Lake; Godalming Angling Society; Godalming Lawn Tennis Club;
Guildford Rugby Club; Farncombe Wanderers Cricket Club; and Farncombe Cricket Club.
The golf club, which is a public facility, offers a classic 9-hole par-3 golf course and covered
floodlit 16-bay driving range and includes an existing club-house with bar, café and lounge
facilities; two storage outbuildings; and a large informal car park for about 70 to 80 vehicles. Apart
from its built development, the golf club primarily comprises intensively managed amenity grass

interspersed with young and semi mature stands of trees. The edges of the golf course comprise
broader bands of more mature, partly native, woodland blocks.
The golf club is not subject to any landscape or nature conservation designations. However, the
Wey Valley Meadows Site of Special Scientific Interest (SSSI) is some 250m to the south beyond
the A3100, and the Surrey Hills Area of Outstanding Natural Beauty (AONB) is some 0.53km and
0.55km to the west and south respectively. There are also 14 Grade II Listed Buildings and 1
Grade I Listed Building located within 500 metres of the golf club. The majority of the golf club is
located within Flood Zone 1 (lowest probability of flood risk) whilst the same is not at significant
risk of surface water flooding.
The golf club was established in 1993 after the land which it occupies was used as a landfill for
mixed-waste material including household, commercial and industrial waste. In 2013 the
applicant, who is the leaseholder, became aware of rising levels of waste migrating to the surface
of the golf course including asphalt, metal, concrete and plastic. Additionally, the surface of the
golf course continued to settle (as a result of waste decomposition) unevenly to the extent that
maintenance and drainage was significantly hampered. In the wetter months the golfing facility is
often closed for long periods owing to poor ground conditions. The applicant has provided
financial records for 2004 and 2014 to 2017 showing what appears to be a consistent decline in
annual revenue since 2004 by some 40%. The applicant has also provided evidence to
demonstrate that its insurance broker is concerned about the condition of the golf course and the
risk it poses to the public.
Accordingly, between 2013 and 2015 the landowner (Waverley Borough Council) and the
applicant commissioned various environmental assessments relating to the landfill underlying the
golf club. These assessments explored the risk factors pertaining to the landfill and a remedial
capping operation in the context of the golf course and nearby receptors including humans and
controlled waters. The result of these assessments, amongst other matters, is the development
proposed which is the subject of this report.
The primary purpose of the proposed development is to ‘cap’ the mixed-waste landfill that lies
beneath the existing golf course and driving range facility. This engineering operation seeks to
remedy the damaging ‘corrugated’ landform that is developing as the landfill continues to settle
and expose previously landfilled waste at the ground surface.
However, the development would also necessarily involve the complete re-design of the existing
9-hole golf course facility following ‘capping’ operations. In this regard the applicant intends
establishing a 9-hole ‘Academy Course’ featuring high-quality tee, fairway and green surfaces as
well as bunkers, swales, mounds, native planting, streams and water features that are exciting
and maintainable to a high standard. Remodelling works would include realignment of the existing
golf holes to solve identified safety issues at the boundaries with public areas; and introduction of
a winter ‘rainwater harvesting scheme’ to the golf course so as to sever the facility’s reliance on
summer mains water supply for irrigation purposes. The latter would require the engineering of
positive land-drainage falls, installation of an underground drainage network, and creation of a
water storage lagoon above the surface of the landfill.
Following ‘capping’ works to the area occupied by the existing driving range facility the applicant
also proposes to remodel, realign and engineer the driving range outfield to improve safety,
ground conditions, ease of maintenance, and customer experience. The enhanced driving range
would include 7 new low impact ‘Berm’ lighting fixtures which would replace and improve the
existing lighting for enhanced customer experience and to mitigate existing light spillage.
Replacement of the existing 248m² driving range building with a new 490m² building with an

additional 6 covered range bays is also proposed, along with new 5m to 15m high safety netting
around the range facility to replace similar netting.
The development also includes the provision of a family orientated ‘adventure golf’ facility to the
west of the existing club house and car park. The ‘adventure golf’ facility’s theme will incorporate
Godalming and the history of Waverley and seeks to broaden the attraction of the golf club within
the local community. It would comprise 18 artificially surfaced putting areas edged with a mixture
of natural and faux rock and timber. The holes would be linked with a series of paved pathways.
The remaining areas will be mulched planting beds and water features interspersed with hard and
soft landscaping and themed props. This facility would be lit by 5 lights mounted on 8m high
masts around its perimeter which would be secured by a 2m high palisade fence.
The development would include an extensive native planting programme in keeping with the
existing parkland character with some ornamental or specimen tree species. This planting would
take place within the golf course proper and along the boundaries of the same primarily around
the remodelled driving range facility. It would comprise six woodland blocks totalling 1.5ha;
wildflower grassland amounting to some 0.7ha; 75 ornamental/specimen trees; and 0.3ha of
wetland planting. As well as the water storage lagoon, the development would also provide for a
new wetland pond, two new amphibian ponds, and a network of ecological-friendly drainage
ditches. Further, the applicant has committed to the creation of flora areas associated with the
water storage lagoon embankments and marginal areas; creation of open water habitat within the
water storage lagoon; retention of suitable tree features; erection of bat and bird boxes in suitable
locations; creation of log pile refugia for invertebrates, reptiles and amphibians; and ‘planting’ of
semi-buried wood for invertebrates such as stag beetle.
A new permissive path through the golf club would also be provided as part of the development.
This path would offer members of the public with a dedicated access through the golf course from
the A3100 in the south to the woodland north of the Godalming Town Football Club ground and
south of the Nursery Road car park. Outwith the proposed development and planning application
the applicant has committed to continue discussions with Waverley Borough Council about the
provision of further permissive paths in and around the golf course facility. Additionally, a new 2m
high dark green weldmesh perimeter fence would also be installed around the golf course facility
as part of the development. This would seek to mitigate safety concerns of people walking across
the golf course and prevent unauthorised access to the facility after hours.
Some 342,578 tonnes (214,111m3) of inert construction, demolition and excavation waste
material would be imported to the application site in order to facilitate the proposed development.
This would involve approximately 70 HGV trips (140 HGV movements) per working day (Monday
to Friday). The existing vehicular access to the golfing facility will need to be temporarily modified
to safely accommodate access and egress of HGVs associated with the proposed development.
The duration of the development would be dependent upon a range of factors including weather
conditions and the availability of suitable inert waste material. However, the applicant does not
envisage that the works would take longer than 24 months to complete. During this time works
are proposed to be undertaken during the hours of 0730 to 1830 Monday to Friday with no
working on Saturdays, Sundays, bank/public or national holidays. Further, construction traffic
would be restricted to accessing the application site between the hours of 0730 and 1630 hours
only.
The development would require the benefit of an Environmental Permit from the Environment
Agency (EA) before it could proceed.

Nine letters of representation from interested parties have been received by the County Planning
Authority (CPA). Of these, 2 are in support of the proposal whilst the remaining 7 raise objection
to or concerns about the scheme. In respect of the latter interested parties have raised concerns
about the scheme’s impact upon nature conservation, landscape, visual impact, public access, air
quality, noise, traffic, and the Green Belt.
However, neither statutory nor non-statutory consultees have objected to the proposed
development subject to a range of planning conditions. Indeed Waverley Borough Council
(Environmental Pollution Control) supports the proposed development and in this regard has
explained that it would “provide a long term solution to the issues at the site with respect to its
former use as a landfill. The capping will reduce infiltration of water through the landfill and
prevent members of the public from contact with waste at the surface. Overall the proposals will
provide significant environmental betterment…” Similarly, Waverley Borough Council (Parks and
Countryside) supports the proposed development subject to a range of practical matters which
could be satisfactorily addressed by way of planning conditions.
The statutory development plan for consideration of the proposed development consists of the
Surrey Waste Plan 2008, the Waverley Borough Local Plan Part 1: Strategic Policies and Sites
2018, and the saved policies of the Waverley Local Plan 2002. In assessing the application
against development plan policy Officers have considered planning issues relating to sustainable
waste management; highways, traffic and access; air quality and noise; flood risk; landscape and
visual impact; ecology; Heritage Assets; and the Metropolitan Green Belt.
The proposed development, which appears to be the only practicable and sustainable option
available, seeks to remedy the environmental, health and safety, and business problems resulting
from the settling landfill by capping the same and remodelling the golf course as a consequence.
Additionally, a range of existing golf course infrastructure would be necessarily enhanced and
replaced including the driving range building and a new adventure golf facility.
A relatively moderate volume of inert waste materials generated in Surrey and elsewhere would
be imported to the application site over a two-year period to facilitate the development. Officers
consider that the use of inert waste as proposed would be for beneficial purposes and as a result
for the purposes of ‘recovery’ in the context of land-use planning and sustainable waste
management. The recovery of waste is favoured above its disposal to landfill. The proposal
would therefore provide Surrey with additional and sustainable waste management capacity.
The proposed ground levels of the remodelled golf course have been designed to take account of
the minimum depth of landfill cap required, necessary positive drainage falls so as to direct
surface water away from Broadwater Lake, to the proposed water storage lagoon and soakaways
situated beyond the landfill. The proposal includes significant tree planting and the depth of soil
material to be deposited across the application site has taken account of the rooting and landfill
cap requirements in this respect.
The concerns raised by interested parties have not been borne out by the investigations and
assessments undertaken by the applicant, statutory consultees, and the CPA’s technical
consultees. Officers have concluded that any potential harm in this respect can be mitigated to
acceptable levels or otherwise avoided by the imposition of planning conditions and therefore, in
relation to the environment and local amenity, assess the development to be in compliance with all
relevant Development Plan policies.

Moreover, Officers have concluded that the proposal is inappropriate development in the Green
Belt and that there is a presumption against the grant of consent for the same except where very
special circumstances are demonstrated. In this regard Officers consider that there is a clear need
to provide additional sustainable waste management facilities in Surrey and that the proposal
would facilitate the sustainable management of waste in a way that it achieves a substantial
improvement in the quality of the application site. Officers consider that this substantial
improvement would bring about qualitative and operational benefits at an existing outdoor and
public sport and leisure facility and wider environmental and economic benefits. Officers have
therefore concluded that the harm arising out of inappropriateness, and any other harm, is clearly
outweighed by other considerations so as to amount to the very special circumstances necessary
to justify the grant of planning permission subject to conditions.
Accordingly, the recommendation is to GRANT planning application Ref. WA/2018/0097 subject to
conditions.
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BACKGROUND
Application Site Description
1. Broadwater Park Golf Club (the golf club) lies within the Metropolitan Green Belt in the
Borough of Waverley. It abuts Farncombe to the west and is located to the north-east of
Godalming and Catteshall respectively. Immediately west of the golf club is Godalming
Town Football Club and a number of residential properties1; to the north are playing fields
and playgrounds; to the north-east is the Godalming Leisure Centre; and to the east is
Broadwater Lake beyond which are the Broadwater School and Guildford Rugby Club. To
the south is the A3100 Guildford Road (Meadrow). Along the southern side of the A3100,
opposite the golf club, are a row of residential properties, a restaurant and bar2, and a
hotel3.
2. As described the golf course forms a part of the wider Broadwater Park complex. The
29ha park is a Green Flag award winning facility comprising a Broadwater Lake, woodland
and open grass areas; an enclosed play area and sandpit for under-fives, as well as a zip
wire, climbing frame and other equipment for older children; multi-use games area; a court
suitable for playing a variety of ball games; football and cricket pitches; tennis courts;
public toilets; and a network of permissive paths. The wider complex also includes
Godalming Angling Society; Godalming Lawn Tennis Club; Godalming Leisure Centre;
Guildford Rugby Club; Farncombe Wanderers Cricket Club; and Farncombe Cricket Club.
3. The golf club, which is a public facility, offers a classic 9-hole par-3 golf course and
covered floodlit 16-bay driving range and includes an existing club-house with bar, café
1

Pondfield Road
Beefeater Manor Inn
3 Premier Inn Godalming (Manor Inn public house SCC Historic Environment Record No. 16031)
2

and lounge facilities; two storage outbuildings; and a large informal car park which
comprises hardstanding and loose gravel surface and which can accommodate about 70
to 80 vehicles. Professional Golfers’ Association (PGA) coaching lessons are offered by
the golf club. Part of the existing car park is used for car washing activities.
4. The application site4, which measures some 8ha, is entirely within the confines of the golf
club. The limits of its boundaries are largely defined by the extent of the golf club and the
permissive footpaths to the north5 and east6, by woodland blocks and the A3100 to the
south, and woodland blocks and the football ground to the west.
5. Apart from its built-development the golf course primarily comprises intensively managed
amenity grass interspersed with young and semi mature stands of trees7. The edges of the
golf course comprise broader bands of more mature, partly native, woodland blocks
including oak, pine, silver birch, alder, willow, London plane and sycamore.
6. The application site is to be accessed from the south via the A31008 and the existing
access to the golf club facility which leads into the large informal car park with loose gravel
surface.
7. As explained above, given its proximity to Farncombe, there are a number of dwellings and
other sensitive receptors in close proximity to the application site with the nearest being to
the west9 and south10.
8. The application site is also located about 0.24km to the north of the Wey Valley Meadows
Site of Special Scientific Interest (SSSI), and some 0.53km to the west and 0.55km to the
south of the closest boundaries of the Surrey Hills Area of Outstanding Natural Beauty
(AONB).
9. There are fourteen Grade II Listed Buildings11 and one Grade I Listed Building12 located
within 500 metres of the application site. The nearest Conservation Area to the same is

4

As shown on Drawing Ref. 811.01 Existing Site Plan Rev B dated 5 October 2017
Between the park playground and the golf club
6 Between Broadwater Lake and the golf club with an intervening woodland block
7 Between 7m - 10m in height
8 Guildford Road/Meadrow
9 Wey Court; Pondfield Road; and Nursery Road
10 Watts Close; and Guildford Road
11 ‘Mead’ (Historic England List ID 1190568) 70m south;
‘Wall to the front of the Almshouses’ (Historic England List ID 1378335) 80m south;
‘River Mist Cottage’ (Historic England List ID 1044507) 80m south;
‘Former dairy opposite Nos. 1 & 2 Stable Cottages’ (Historic England List ID 1352720) 90m north-east;
‘Former kitchen garden wall’ (Historic England List ID 1293456) 120m north;
‘Meadrow House’ (Historic England List ID 1044506) 160m south-west;
‘Unitarian Chapel & Cottage’ (Historic England List ID 1044505) 220m south-west;
‘The Cottage (adjoining chapel on west)’ (Historic England List ID 1293773) 230m south-west;
‘2 & 3 Summersby Close’ (Historic England List ID 1293773) 290m north-west;
‘Summersby Close’ (Historic England List ID 1044486) 280m north-west;
’66 & 70 Meadrow (Godalming)’ (Historic England List ID 1378334) 360m south-west;
‘Farncombe Railway Station with attached footbridge/former railway station building’ (Historic England List
ID 1293480) 370m north-west;
’62 & 64 Meadrow (Godalming)’ (Historic England List ID 1293794) 380m south-west;
‘Willow Cottage’ (Historic England List ID 1044504) 470m south-west
12 ‘The Almshouses’ (Historic England List ID 1293743)
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the ‘River Wey & Godalming Navigations’ Conservation Area, some 120 metres to the
south beyond the A3100.
10. The majority of the application site is located within Flood Zone 113, whereas a small area
within the south-western corner of the golf club is classed as Flood Zone 2. Similarly, the
application site is subject to a combination of ‘very low’, ‘low’, and ‘medium’ risk of surface
water flooding. With the exception of a very small ornamental pond14 adjacent to the one
of the golfing greens there are no existing water features within the application site.
11. The Godalming Air Quality Management Area (AQMA), which was declared for nitrogen
dioxide concentrations, is situated within Godalming proper15 about 1.75km to the southwest of the application site.
12. The River Wey (Tilford to Shalford), a low, medium, siliceous and unmodified surface
watercourse that currently exhibits ‘poor’ ecological status and ‘good’ chemical quality, lies
some 0.12km to the south of the application site beyond the A3100 and the properties that
front the same. Moreover, the application site is underlain by the Godalming Lower
Greensand, which exhibits ‘poor’ quantitative and ‘poor’ chemical quality.
Planning History and Context
13. The former Godalming Council landfill at Broadwater closed in the late 60s early 70s. The
landfill covered approximately 8ha and was located in the area now covered by existing
golf course facility and may have extended to the adjacent football ground area16. It is
estimated that the landfill contained approximately 232,000m³ of waste to a depth of about
6 metres. There appear to be no records regarding the type of waste deposited in the
landfill but contemporary evidence suggests that it comprised mixed-waste materials
including household, commercial and industrial waste. Correspondence from 1964
indicates that a 150ft “safety area” was established between Broadwater Lake and the
eastern edge of the landfill17.
14. Following closure of the landfill and restoration of the land the existing golf course facility
was established. This was opened in 1993 and since this time there has been no
significant reshaping, earth movement, or landscaping activities except for creation of a
handful of sand bunkers, a pond, and a raised grassed obstacle within the northern part of
the site. Consequently, it is assumed that the application site’s existing landform is
essentially that created after landfilling operations and before golfing activities.
15. In 2013 the applicant, who is the leaseholder, became aware of rising levels of waste
migrating to the surface of the golf course including asphalt, metal, concrete and plastic.
Additionally, the surface of the golf course continued to settle unevenly to the extent that
maintenance and drainage was significantly hampered. In the wetter months the golfing
facility is often closed for long periods owing to poor ground conditions. The applicant has
provided financial records18 for 2004 and 2014 to 2017 showing what appears to be a
consistent decline in annual revenue since 2004 by some 40%.
13

Land with the lowest probability of fluvial flooding
43m²
15 Along Ockford Road
16 See Drawing Ref. 811.10 Extent of previous landfill dated 10 December 2015
17 This was likely to be some form of natural or artificial geological barrier to prevent leachate from entering
the lake
18 Carew and Co. Chartered Accountants letter dated 1 May 2017
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16. In the context of these circumstances and having been informed of various incidences at
the adjacent football ground involving sharp objects migrating to the surface of the pitch,
the applicant became increasingly concerned for the health and safety of golf club
customers and how this may affect the golf club’s public liability both from a personal injury
perspective and in terms of damage to golf equipment, damage to maintenance equipment
and injury to staff.
17. Consequently, in September 2013 the matters discussed in the preceding paragraphs
were brought to the attention of the landowner, Waverley Borough Council, resulting in the
commissioning of a Preliminary Risk Assessment undertaken by Parsons Brinckerhoff19.
This report concluded that:







Contact with an increasing amount of exposed landfill waste on the application site
would increase the risk to human health;
Exposed waste, especially metal rods, pose a possible safety risk;
There is no evidence of a gas nuisance at the site and no reported off-site nuisance,
however 2013 guidance would indicate a high potential for gas generation;
A linkage between gassing-waste and humans on and off-site cannot be ruled out and
is a moderate risk;
Risk to the underlying aquifer is moderate to low; and
There is a moderate to low risk of a significant contaminant linkage to surface waters
being present.

18. Shortly thereafter Waverley Borough Council commissioned Parsons Brinckerhoff to carry
out a Phase 2 Risk Assessment20 so as to evaluate the site more closely. This
assessment including intrusive investigations comprising installation of monitoring
boreholes, excavations, soil analysis, gas monitoring etc. It concluded that:








The top 100mm of soil at the site does not indicate a significant risk is posed to users
of the golf course;
Unknown contamination hotspots could be present in the top 100mm of soil but the
majority of the site is covered with grass minimising risk of contact;
If waste material continues to be exposed at the surface of the application site
contamination hot spots could be exposed at the surface requiring additional risk
assessment;
Information available indicates historical concerns with regards the quality of the
Broadwater Lake;
Gas data indicates that the landfill is not producing high volumes or flows of methane
or VOCs21;
There is some indication of carbon dioxide generation which is usual for older landfills;
and
It is likely that the gas detected in the centre of the site is venting to the atmosphere.

19. Considering the conclusions of these assessments and having taken advice the applicant
decided to deal with the issues highlighted. Ground and Water were therefore
Broadwater Park Golf Course, Godalming – Preliminary Risk Assessment Final Ref. FSE96666K dated
October 2013, Parsons Brinckerhoff
20 Broadwater Park Golf Course, Godalming – Phase 2 Risk Assessment Final Ref. 96666M dated June
2014, Parsons Brinckerhoff
21 Volatile organic compounds (VOCs) are compounds that easily become vapours or gases.
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commissioned in 2014 to conduct an assessment22 into the risk factors pertaining to a
remedial capping operation in the context of the underlying landfill, the golf course and
surrounding receptors (humans, controlled waters, buildings, building materials and
services). This assessment identified that:





A rise in ground level across the landfill by 1m to 2m on average would sever the
majority of plausible pollutant linkages with respect to soil contamination;
A rainwater harvesting system would significantly reduce leachate production within
the landfill therefore mitigating its impact upon groundwater/controlled waters;
That an additional soil load on the landfill may force additional bio-gas or leachate out
of the landfill which may in turn affect the site and neighbours; and
A range of further environmental (landfill gas, groundwater etc.) investigations be
undertaken to support and inform any such development.

20. In April 2015 the applicant received a letter23 from golfing facility’s insurance broker who
explained that following an annual review of the facility it was “a little concerned about the
deterioration of the course’s condition. Whilst it is at present still playable, the settlement
of the underlying “refuse site” is clearly having an increasing detrimental effect on the
course and it appears likely that the risk to members and public of injury will increase
without remedial action.”24
21. In August 2015 the applicant also commissioned WSP/Parsons Brinckerhoff to undertake a
Hydrogeological and Engineering Assessment25 to assess the feasibility and benefits of a
remedial capping development in the context of the underlying landfill. In this regard it
noted:





Thin topsoil with evidence of previous landfill materials coming through (physical and
potentially a chemical hazard);
Significant undulations and ground level changes due to waste decomposition and
settlement (affecting playability and maintenance);
Water logging in low areas as well as raised dry areas with brown grass;
Poor soil affecting quality of trees on site and shallow root system result in potential for
trees to fall over in windy conditions.

22. As with the Ground and Water report, the WSP/Parsons Brinckerhoff assessment
concluded that the addition of a soil layer of between 1m and 2m would provide
improvement in environmental risk management by separating humans from waste
deposits, slowing the generation of leachate from unsaturated wastes, and preventing gas
emissions directly to atmosphere. In relation to the latter it recommended that the
development include a landfill gas management regime.
23. Further, between August 2015 and October 2017 the applicant sought an Environmental
Impact Assessment Screening Opinion from Surrey County Council26, engaged in pre-
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Desk Study Report Ref. GWP935/DS dated October 2014, Ground and Water
Miles Smith Insurance Solutions letter dated 8 April 2015
24 The applicant has also provided an undated letter from a longstanding member of the golf club which
expresses concern about “unplayable” and “dangerous” ground conditions and finding “glass & other
rubbish” on the course
25 Hydrogeological and Engineering Assessment Ref. 70010607-020 dated August 2015, WSP/Parsons
Brinckerhoff
26 In accordance with Regulation 5 of the Town and Country Planning (Environmental Impact Assessment)
Regulations 2011, the County Planning Authority considered the proposed development in the context of
23

application discussions with the County Planning Authority, and obtained written support
from Waverley Borough Council (Estates and Valuation Manager) in respect of the
proposed development.
24. This series of events has resulted in the planning application and proposed development
which are the subjects of this report.
THE PROPOSAL
25. The applicant describes the proposed development as “capping of historic 8ha landfill;
remodelling and enhancement of existing driving range and 9-hole par 3 golf course with
associated ecological and public access improvements; provision of new 490m2 driving
range building, adventure golf facility, practice putting green, 17 additional car parking
spaces and rainwater harvesting scheme; involving the use of 342,578 tonnes
(214,111m3) of inert waste material and 70 HGV trips (140 HGV movements) per working
day over a period of 18-24 months.”
26. The primary purpose of the development is to ‘cap’ the mixed-waste landfill that lies
beneath the existing golf course and driving range facility. This engineering operation
seeks to remedy the damaging ‘corrugated’ landform that is developing as the landfill
continues to settle and expose previously landfilled waste at the ground surface.
27. However, the development would also necessarily involve the complete re-design of the
existing 9-hole golf course facility following ‘capping’ operations. In this regard the
applicant intends establishing a 9-hole ‘Academy Course’ featuring high-quality tee,
fairway and green surfaces as well as bunkers, swales, mounds, native planting, streams
and water features that are exciting and maintainable to a high standard. Remodelling
works would include realignment of the existing golf holes to solve identified safety issues27
at the boundaries with public areas i.e. playground on northern boundary of application site
and surrounding permissive paths.
28. These operations would also include the introduction of a winter ‘rainwater harvesting
scheme’ to the golf course so as to sever the facility’s reliance on summer mains water
supply for irrigation purposes. This would require the engineering of positive land-drainage
falls, installation of an underground drainage network, and creation of a water storage
lagoon. The applicant has provided Thames Water records to demonstrate that annual
expenditure for use of water on the golf course has increased from £1,674 in 2013 to
£4,851 in 2017. Moreover, these records also show that over 2,500m³ of water is used by
the golf course annually. Drawings Ref. 811.13 Rev C Control of Surface Water Runoff and
811.06 Rev B Rainwater Harvesting Plan dated 29 July 2017 provide further detail in these
respects.
29. Following ‘capping’ works to the area occupied by the existing driving range facility the
applicant proposes to remodel, realign and engineer the driving range outfield to improve
safety, ground conditions, ease of maintenance, and customer experience. The enhanced
driving range would include 7 new low impact ‘Berm’ lighting fixtures which would replace28
and improve the existing lighting for enhanced customer experience and to mitigate
existing light spillage. Replacement of the existing 248m² driving range building with a new

Schedule 2, and based on the information submitted, was of the opinion that the proposal would not result in
significant environmental impacts. The proposal was not considered to be ‘EIA development’.
27 Physical injury and property damage risk posed by ball strike
28 Four old and inefficient flood light lamps attached to the current driving range building

490m² building29 with an additional 630 covered range bays is also proposed, along with
new 5m to 15m high safety netting around the range facility to replace similar netting.
30. As can be expected the depth of material to be deposited and engineered across the
former landfill varies. Drawing Ref. 811.04 Rev C Cross Sections dated 22 December
2017 shows the proposed levels across various sections of the final landform. A 'cap' of
about 1.3m in depth will be the starting point across the extent of the landfill. This would
then be extended in most areas by between 2m and 3m of additional soil31 and in limited
areas by some 4m of additional soil32. The reasons for the proposed increase in soil levels
over and above the landfill 'cap' are because there is very little soil in situ that could be
reused; there is a need to engineer positive surface water drainage flows of between 5%
and 10% for rainwater harvesting and surface water management33 including subsoil
drainage infrastructure; the creation of a water storage lagoon above the surface of the
landfill; and to provide golf course interest including significant specimen and native tree
planting. Drawing Ref. 811.02 Rev B Grading Plan dated 29 July 2017 provides further
detail about the proposed land contours following completion of the development.
31. The development also includes the provision of a family orientated ‘adventure golf’ facility34
to the south-west of the existing driving range building and west of the existing club house
and car park. The ‘adventure golf’ facility’s theme will incorporate Godalming and the
history of Waverley and seeks to broaden the attraction of the golf club within the local
community. It would comprise 18 artificially surfaced putting areas edged with a mixture of
natural and faux rock and faux timber. The holes would be linked with a series of paved
pathways. The remaining areas will be mulched planting beds and water features
interspersed with hard and soft landscaping and themed props. This facility would be lit by
5 lights mounted on 8m high masts around its perimeter which would be secured by a 2m
high palisade fence.
32. Construction of a new 200m² practice putting green/short game area to the west of the
existing club house is also proposed as a replacement to a similar artificial practice facility.
33. The development would include an extensive native planting programme35 in keeping with
the existing parkland character with some ornamental or specimen tree species. This
planting would take place within the golf course proper and along the boundaries of the
same primarily around the remodelled driving range facility. It would comprise six
woodland blocks totalling 15,552m² (1.5ha); wildflower grassland amounting to some
7,824m² (0.7ha); 75 ornamental/specimen trees; and 3,819m² (0.3ha) of wetland planting.
As well as the water storage lagoon, the development would also provide for a new
wetland pond, two new amphibian ponds, and a network of ecological-friendly drainage
ditches.
34. Moreover, the applicant has committed to the creation of flora areas associated with the
water storage lagoon embankments and marginal areas; creation of open water habitat
within the water storage lagoon; retention of suitable tree features; erection of bat and bird
29

Steel framed structure clad with shiplap timber stained dark brown and a Plastisol coated steel grey
coloured flat roof – See Drawing Ref. 811.12 Rev C Covered Bays Building dated 5 April 2017
30 22 bays in total
31 See sections A, B, D, and E
32 See section C1 to C2
33 To be specifically directed away from Broadwater Lake to the east and to the storage lagoon in the centre
of the site
34 See Drawing Ref. 811.9 Rev B Adventure Golf Course dated 5 October 2017
35 See Drawing Ref. 811.03 Rev B Landscape Plan dated 29 July 2017

boxes in suitable locations; creation of log pile refugia or hibernacula36 for invertebrates,
reptiles and amphibians; and ‘planting’ of semi-buried wood for invertebrates such as stag
beetle and other saproxylic37 species.
35. Some 342,578 tonnes (214,111m3) of inert construction, demolition and excavation waste
material would be imported to the application site in order to facilitate the proposed
development. This would involve approximately 70 HGV trips (140 HGV movements) per
working day (Monday to Friday) for 18-24 months.
36. It is proposed that construction traffic enters the area from the north off the A3 using the
B3000, New Pond Road. Vehicles would travel along the B3000 to the roundabout with
the A3100 where they would turn right onto the A3100 to reach the access to the golf club.
Construction traffic would make a right turn into the site. When leaving the site, vehicles
would turn left out onto the A3100 and retrace the route back to the A3 along the B3000.
37. The existing vehicular access to the golfing facility will need to be temporarily modified to
safely accommodate access and egress of HGVs associated with the proposed
development38. The details of this modification are provided on Drawing Ref. 001
Proposed Construction Site Access dated 7 March 2018 and Drawing Ref. G20371/101
Rev. A Visibility Splay dated January 2016.
38. The proposed development is intended to be phased as per the table below:
Phase No.

Primary Activity

Approximate
Duration

HGV Trips39

Inert Material
Requirement

Phase 1

Site Setup

2 Weeks

0

0

Phase 2

Surface Water
Management
Features

4 Weeks

12,417m³

1,380

Phase 3

Remodelling of
Range Outfield40

35 Weeks

110,665m³

12,296

Phase 4

Remodelling of
Southern Section
of Golf Course

13 Weeks

41,961m³

4,662

Remodelling of
Central Section
of Golf Course41

14 Weeks

42,983m³

4,776

Construction of
Adventure Golf

6 Weeks

6,085m³

676

Phase 5

Phase 6
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A place in which a creature seeks refuge
Invertebrates that are dependent on dead or decaying wood or other organisms that are themselves
dependent on dead wood
38 Radius of the eastern side of the site access junction with Medrow to be increased by 2m, and inclusion of
measures to ensure pedestrians can continue to safely cross the site access junction with Medrow
39 Based on some 9m³ capacity per HGV
40 Including foundation for new range building
41 Including range building construction
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Course
Total

74 Weeks

214,111m³

23,790

39. A temporary secure contractors’ compound42 would be established between the
existing driving range building and the woodland copse on the northern side of the
A3100 for the duration of the development. The secure compound would comprise 6
car parking spaces; a bunded fuel storage area; storage area for incidental waste
materials to be removed from the site; a storage area for plant and materials; and a
container to be used for secure storage. Site operatives would make use of the
existing club house facilities for welfare purposes during the course of the
development.
40. A wheelwash facility together with a single soil screener43 and an administration office
would be provided at the access to the development proper that leads from the golf
course car park. No crushing plant would be used as part of the development. The
soil screener would be used to grade incoming inert material prior to placement for
engineering purposes. A road sweeper would also be made available to supplement
the intended wheelwashing facility.
41. There would be 4 principal stockpiles of inert waste material on the application site
during the course of the development. Each stockpile would measure some 36m long
x 36m wide x 2m high. The locations of these stockpiles are shown on Drawing Ref.
811.05 Rev D Contractors Works Plan dated 22 December 2017.
42. The development would also involve the use of 2 x 360-excavators; 1 x bulldozer; 1 x
dump-truck; 1 x tractor; and 1 x crane, and there would be up to 6 construction
operatives working on the application site at any one time.
43. Following completion of the development an additional 17 parking spaces would be
provided by extending the existing car park to the north adjacent to the existing club
house. The materials used for the extended car park would match the existing.
44. The new lights proposed for the driving range and adventure golf facilities would be
used from dusk up until 2200 hours throughout the year, when needed. The lights
would be activated by use of a photo cell sensor. The lights will be turned off by a preset timer clock.
45. A new 2m high dark green weldmesh perimeter fence44 would also be installed around
the golf course facility as part of the development. This would seek to mitigate safety
concerns of people walking across the golf course and prevent unauthorised access to
the facility after hours which has in the past lead to incidences of vandalism. Further,

42

See Drawings Ref. 811.05 Rev D Contractors Works Plan dated 22 December 2017 and 811.14
Contractors Works Plan Further Details dated 19 July 2017
43 A soil screener is proposed with a view to manufacturing suitable top soil to be used as part of the
development. Some 10,236m³ of topsoil is required for soiling about 6.8ha to 150mm. Resulting stones and
concrete of a suitable size would be used on site as a base for new paths etc.
44 See Drawing Ref. 811.08 Hard Landscape Features Rev B dated 29 July 2017

during the course of the development, temporary tree protection Heras-style fencing45
would be installed in and around the application site in accordance with BS 583746.

46. In support of the proposal the applicant surveyed a total number of 13 individual trees
and 9 tree groups on and around the application site. The proposed scheme provides
for the retention and protection of all the trees surveyed with the exception of part of
Tree Group 11, Tree Group 19, Tree 20 and part of Tree Group 21 which are largely
located on golf course proper (where capping and engineering works are to take
place) or to the east of the driving range facility. All of these trees are deemed to be
no more than of moderate quality and value. The relevant details are presented in the
applicant’s Arboricultural Tree Assessment and Method Statement dated March 2016
and Drawing Ref. TPP-CC/403 AR2848 Tree Protection Plan Rev 0 dated 8 March
2016.
47. A new permissive path through the facility would also be provided as part of the
development. This path would provide members of the public with a dedicated access
through the golf course from the A3100 (just to the west of where Public Footpath 24
ends/starts to the south of the A3100) in the south to the woodland north of the
Godalming Town Football Club ground and south of the Nursery Road car park47.
Outwith the proposed development and planning application the applicant has
committed to continue discussions with Waverley Borough Council about the provision
of further permissive paths in and around the golf course facility.
48. The duration of the development would be dependent upon a range of factors
including weather conditions and the availability of suitable inert waste material.
However, the applicant does not envisage that the works would take longer than 24
months to complete. During this time works are proposed to be undertaken during the
hours of 0730 to 1830 Monday to Friday with no working on Saturdays, Sundays,
bank/public or national holidays. Further, construction traffic would be restricted to
accessing the application site between the hours of 0730 and 1630 hours only.
49. The development would require the benefit of an Environmental Permit from the
Environment Agency (EA) before it could proceed.
CONSULTATIONS AND PUBLICITY
Consultees (Statutory and Non-Statutory)

45

50. Waverley Borough
Council (Planning)

- No objection.

51. Waverley Borough
Council (Pollution
Control)

- No objection subject to conditions.

52. Waverley Borough

- No objection subject to conditions.

See Drawing Ref. TPP-CC/403 AR2848 Tree Protection Plan Rev 0 dated 8 March 2016
BS 5837:2012 Trees in relation to design, demolition and construction. Recommendations
47 See Drawing Ref. 811.03 Landscape Plan Rev B dated 29 July 2017
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Council (Parks and
Countryside)
53. The Environment Agency

- No objection subject to conditions.

54. Natural England

- No objection subject to conditions.

55. County Highway Authority

- No objection subject to conditions.

56. English Heritage

- No objection.

57. Surrey Hills AONB Board

No
- objection.

58. Lead Local Flood
Authority

- No objection subject to conditions.

59. SCC Historic Buildings
Officer

- No objection.

60. SCC Arboriculturalist

- No views received.

61. SCC Environmental
Noise Consultant

- No objection subject to conditions.

62. SCC Air Quality
Consultant (Dust and
Vehicle Emissions)

- No objection subject to conditions.

63. SCC Visual Impact and
Landscape Consultant

- No objection.

64. SCC Hydrogeological
Consultant

- No objection subject to conditions.

65. SCC Lighting Consultant

- No objection subject to conditions.

66. SCC Ecologist

- No objection subject to conditions.

67. SCC Rights of Way

- No views received.

68. Thames Water

- No views received.

Parish/Town Council and Amenity Groups

69. Godalming Town Council

- No views received.

SUMMARY OF PUBLICITY UNDERTAKEN AND KEY ISSUES RAISED BY PUBLIC
70. The application was publicised by the posting of four site notices around the application
site and within the Broadwater Park complex and an advert was placed in the Surrey
Advertiser on Friday 26 February 2017. Additionally, a total of 107 owner/occupiers of
neighbouring properties were directly notified by letter. A further round of consultation and
publicity (direct letter and email) was undertaken 29 January 2019 concerning the receipt
of amending and amplifying information including an updated Preliminary Ecological
Appraisal dated 7 January 2019.
71. Nine letters of representation have been received by the County Planning Authority (CPA).
Of these, 2 are in support48 of the proposal whilst the remaining 7 raise objection to or
concerns about the scheme. A summary of the issues raised by the representations is
provided below:
General Comments



This is a much needed facility which should be supported by the local council.
I like this scheme and so do many others; please support it and enable a rapid start to
the work.
Principle of the Development







48

This scheme seeks to cap rubbish of the past and reinvigorate the site.
This site can still be used for existing purposes and I am not convinced that topsoil is
eroding away to such an extent that drainage is hampered.
We think the 2 year period for the proposed development and its impacts is
unbearable and totally unacceptable for daily life.
The investment proposed would be likely to bring benefits to other courses and clubs
in the area by fostering interest and increasing participation in golf.
We support the proposed development and consider that it would provide Broadwater
Park Golf Club with a clear USP and would appeal to a more diverse audience in the
local area, who maybe aren’t currently considering golf, or aren’t attracted to the
current playing offer. The variety of golfing options the proposed development would
provide, will benefit the local community and will enable the facility to target families
more effectively – golf is one of the few sports that all ages and all members of a
family unit can participate in together.

One of these letters is from England Golf dated 10 August 2018

Metropolitan Green Belt


The proposed development would be extremely damaging to the Green Belt.
Surrey Hills AONB



The proposed development would be extremely damaging to the AONB 0.55km away.
Visual and Landscape Impact




A well planned and executed golf course will be a benefit to the landscape.
The new intrusive 2 metre high fence around the perimeter of the site would have a
negative impact on the park’s landscape and connectivity and would not comply with
the management plan for the park.
Nature Conservation




The proposed development would be extremely damaging to the SSSI 0.24km south.
The impact of the proposed fencing on wildlife and habitat has not been assessed.
Highways, Traffic and Access













The number of HGV trips over a two year period would amount to over 35,000 trips
which would cause: an increase in pollution; and increase in traffic; serious road
safety concerns; an increase in noise pollution; an increased risk to pedestrians.
The movement of 140 loads per day using Guildford Road would be a nightmare.
We have already suffered from the lorries servicing Flambards Way and Catteshall
Road developments for over 3 years.
The flood prevention works by the EA to the Wey Canal are due to start and that will
undoubtedly mean yet more lorries.
The roadway gullies along Meadrow and Guildford Road must be partially blocked as
they flood after rain creating verge water collection areas and the proposed
development will only make it worse.
Wheel washing systems appear not to work or not to be used.
The 18-24 months of 140 HGV traffic movements will be damaging to the A3100,
noise and dirt pollution will be irreversible to the local countryside.
Object on the grounds of absolute non-suitability for the access of the heavy HGVs to
the site.
We already have difficulty exiting our property due to the volume of regular vehicles
along the A31000, before adding 70 HGV vehicles on a daily basis trying to get in and
out of this site for a two year period.
There will also be huge amounts of dirt dropped from these vehicles onto the road just
in front of our home and they also cause us great concern for out safety and health.
Will the applicant or land owner be making provisions for repairs to the A3100
including road surface surveys before and after the proposed development?
Public Access



Any planning gain in the way of consolidating and widening the existing permissive
footpath within the application site would be most desirable.




It is hoped that Surrey County Council will consider providing additional public access
as part of the proposal to support the desire and need of people to move about their
community in a safe and environmentally pleasant a way as possible.
While supporting the many improvements that the applicants propose for the golfing
area at Broadwater Park, I strongly object to the enclosure of the area with a high,
steel-mesh fence that will exclude the public both visually and physically.
Noise



We are concerned about the huge noise levels for the re-building of the golf course
using very heavy machinery.
Air Quality



The environmental impact of HGVs in volume on a daily basis will stop our right to
enjoy our property and our daily life and there will be a huge increase in pollution of
the air.

PLANNING CONSIDERATIONS
Introduction
72. The guidance on the determination of planning applications contained in the
Preamble/Agenda frontsheet is expressly incorporated into this report and must be read in
conjunction with the following paragraphs.
73. In this case the statutory development plan for consideration of the application consists of
the Surrey Waste Plan 2008 (SWP), the Waverley Borough Local Plan Part 1: Strategic
Policies and Sites 2018 (WLP), and the saved policies of the Waverley Local Plan 2002
(SWLP).
74. In considering this application the acceptability of the proposed development will be
assessed against relevant development plan policies and material considerations.
75. In assessing the application against development plan policy it will be necessary to
determine whether the proposed measures for mitigating any environmental impact of the
development are satisfactory. In this case the main planning considerations are:
sustainable waste management; highways, traffic and access; air quality and noise; flood
risk; landscape and visual impact; ecology; Heritage Assets; and the Metropolitan Green
Belt.
SUSTAINABLE WASTE MANAGEMENT
Development Plan Policies
Surrey Waste Plan 2008
Policy CW4 – Waste Management Capacity
Policy CW5 – Location of Waste Facilities

Policy WD2 – Materials Recovery
Policy WD7 – Land raising and Engineering Operations
Policy WD8 – Land raising and Engineering Operations

Policy Context
76. In England, the Waste Hierarchy is both a guide to sustainable waste management and a
legal requirement, enshrined in law49. The hierarchy gives top priority to waste prevention,
followed by preparing for re-use, then recycling, other types of recovery50 and last of all
disposal.
77. The National Planning Policy Framework 2019 (the Framework) does not contain policies
relating to waste management. Instead national waste management policies are contained
within the Waste Management Plan for England 2013 (WMP) and set out by the National
Planning Policy for Waste 2014 (NPW).
78. The WMP advocates that the dividends of applying the waste hierarchy will not just be
environmental but explains that we can save money by making products with fewer natural
resources, and we can reduce the costs of waste treatment and disposal. It envisages that
the resulting benefits of sustainable waste management will be realised in a healthier
natural environment and reduced impacts on climate change as well as in the
competitiveness of our businesses through better resource efficiency and innovation – a
truly sustainable economy. Similarly, the NPW sets out the Government’s ambition of
working towards a more sustainable and efficient approaches to waste management by
driving waste up the waste hierarchy.
79. In this context paragraph 80 of the Framework explains that planning decisions should help
create the conditions in which businesses can invest, expand and adapt. Significant weight
should be placed on the need to support economic growth and productivity, taking into
account both local business needs and wider opportunities for development. The approach
taken should allow each area to build on its strengths, counter any weaknesses and
address the challenges of the future.
80. The NPW states that when determining planning applications the County Planning
Authority (CPA) should: (a) consider the likely impact on the local environment and on
amenity against the criteria set out in Appendix B of the NPW and the location implications
of any advice on health from the relevant health bodies but that the CPA should avoid
carrying out their own detailed assessments in these respects; (b) ensure that waste
management facilities in themselves are well-designed so that they contribute positively to
the character and quality of the area in which they are located; and (c) concern themselves
with implementing the planning strategy in the Local Plan and not with the control of
processes which are a matter for the pollution control authorities51. The CPA should work
on the assumption that the relevant pollution control regime will be properly applied and
enforced.

49

The Waste (England and Wales) Regulations 2011

50

Including energy recovery and other beneficial uses
In this case the Environment Agency and Waverley Borough Council

51

81. The SWP explains52 that the SCC remains committed to achieving net self-sufficiency,
enabling appropriate development that implements the waste hierarchy and ensuring that
the County delivers its contribution to regional waste management. In this context it goes
on to state53 that a range of facilities, type, size and mix will be required, located on a
range of sites to provide sustainable waste management infrastructure in Surrey.
82. Consequently, policy CW4 of the SWP requires planning permissions to be granted to
enable sufficient waste management capacity to be provided to manage the equivalent of
the waste arising in Surrey, together with a contribution to meeting the declining landfill
needs of residual wastes arising in and exported from London, by ensuring a range of
facilities are permitted.
83. Policy CW5 of the SWP sets out the approach that should be taken in respect of the
location of waste management facilities. Generally, waste management facilities should be
suited to development on industrial sites and in urban areas giving priority over greenfield
land to previously developed land54. However, it recognises that opportunities for waste
management facilities in urban areas are limited, so land beyond needs to be considered.
84. The development is not a ‘facility’ per se but rather a waste management ‘activity’ which
primarily comprises an engineering operation involving land-raising. In this respect policy
WD2 of the SWP states that permission for development involving the recovery and
processing of waste will be granted at existing or proposed waste management sites,
subject in the case of land raising sites or other temporary facilities, to the waste use being
limited to the life of the land raising or other temporary facility.
85. Landfill is commonly used to fill voids left by mineral working so as to achieve restoration of
the land and an appropriate after-use. Land raising developments are not as common.
Whilst land raising activities are often considered inappropriate, such development can be
beneficial. Examples include re-grading a steep slope to bring land into agricultural use.
Land raising activities can also restore previously derelict and disturbed land to enable a
more positive and beneficial use55. Inert wastes are often used in engineering operations
such as the construction of landscape or noise mitigation bunds. Such land raising
activities might be linked to new development and so may make good use of the resultant
spoil. In these circumstances these are likely to be sustainable benefits gained from using
the spoil in a project close by, rather than transporting it to a more distant facility 56.
However, it is important that mineral workings are properly restored within the County and
this should not be prejudiced by the lack of suitable material57. The SWP requires land
raising schemes to result in not just small changes but that the activity makes a fully
beneficial contribution with substantial improvement to the quality of the land. Proposals
will also be expected to limit the quantity of deposited waste to the minimum necessary58.
86. In light of this policy WD7 of the SWP is clear that planning permission will only be granted
for engineering operations provided: (a) the waste to be disposed of cannot practicably and
52

Paragraph B30
Paragraph B32
54 Where there is an absence of landscape, and international and national nature conservation designations;
and where the site is well served by the strategic road network or accessible by alternative means of
transport
55 Paragraph C29 of the SWP
56 Paragraph C35 of the SWP
57 Paragraph C36 of the SWP
58 Paragraph C30 of the SWP
53

reasonably be reused, recycled or processed59 or may otherwise be required for the
restoration of mineral workings; and (b) the proposed development is both essential for
and involves the minimum quantity of waste necessary60; and (c) the proposed
development does not prejudice the satisfactory restoration of mineral working sites in the
locality, having regard to the supply and availability of appropriate waste materials.
87. Notwithstanding the above, to ensure that the potential benefits of engineering works are
maximised such proposals must include consideration of the final use of land including
proposals for a high quality of restoration and long term management plans for the
restored site. The finished levels of a restored site may be higher than adjoining land.
However, they will still be expected to incorporate high quality standards of restoration of
the site that are appropriate to the surrounding landscape61.
88. Consequently, policy WD8 of the SWP requires proposals for engineering operations were
appropriate, should: (a) incorporate finished levels that are compatible with the surrounding
area and any likely settlement. The finished levels should be the minimum required to
ensure the satisfactory restoration of the land for an agreed after use; (b) include proposals
for aftercare; and (c) make provision where practical for appropriate habitat creation for
biodiversity benefit.
The Development
89. The annual volume of construction, demolition and excavation (CD&E) waste generated in
Surrey over recent years has increased from about 1.4 million tonnes (mt) in 2009 to over
2mt in 2014. However, between 2015/2016 and 2016/2017 this trend dipped slightly as
some 1.97mt62 and 1.86mt63 of CD&E waste arose in Surrey respectively. Despite this
recent downturn Officers consider its overall upward trajectory is likely to continue beyond
the period of the SWP in line with construction activity in the County, South East, and
London. This consideration is borne out by Surrey County Council’s 2017/2018 monitoring
report which records that the County produced an estimated 2.49mt of CD&E waste in that
year.
90. Paragraph 6.2.20 of the 2017/2018 monitoring report explains that the 2017/2018 estimate
for CD&E waste is high due to an increase in the amount of the same being used for the
production of recycled aggregate. Recycled aggregate sales are used as a factor in the
steps for calculating the CD&E waste arisings. Further work is being done on the CD&E
waste used for recycled aggregates by Surrey County Council and the South East Waste
Planning Advisory Group.
91. In addition to CD&E waste arising in Surrey, a significant volume of CD&E waste is
imported to the County each year from elsewhere. For instance, in 2014/2015 over 1mt of
CD&E waste was imported to the County64. There appear to be no import figures for the
succeeding years. However, given the County’s location relative to London and its urban
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To recover materials - produce compost, soil conditioner, inert residues etc.
For the purpose of restoring current or former mineral workings sites; or facilitating a substantial
improvement in the quality of the land; or facilitating an appropriate after use; or improving land damaged or
disturbed as a result of previous or existing uses and where no other satisfactory means exists to secure the
necessary improvement; or the engineering or other operations
61 Paragraph C38 of the SWP
62 Surrey County Council Annual Monitoring Report 2015/2016, paragraph 6.1
63 Surrey County Council Annual Monitoring Report 2016/2017, Paragraph 6.1
64 Surrey County Council Annual Monitoring Report 2014/2015, Paragraph 5.2.22
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environs, including road networks through Surrey, it is reasonable to assume that for
2015/2016 onwards the volumes of CD&E waste imported are likely to be at a similar ratio
i.e. 2:1.
92. The 2017/2018 Annual Monitoring Report explains65 that “generally there is sufficient
capacity overall to deal with the equivalent amount of waste arising in Surrey, however, a
significant proportion of this capacity is landfill. While landfill is recognised as an alternative
the [Waste Planning Authority] should plan for, it is considered the least desirable method
of managing our waste. Therefore, Surrey needs to continue to promote facilities for
preparing for reuse, recycling and recovery of waste.”
93. It should also be recognised that although the County has sufficient capacity to manage its
own CD&E waste, albeit mostly in the least desirable way, CD&E waste imported to the
County from elsewhere also needs to be taken into account and managed appropriately.
94. The proposed development seeks to utilise approximately 342,578 tonnes of CD&E waste
and would therefore provide the County with an equivalent amount of additional waste
management capacity over the two-year period in which the development is to take place.
This represents about 18% and 14% of the total volume of CD&E waste generated in
Surrey in the years 2016/2017 and 2017/2018 respectively. These percentage figures
would be materially lower if one were also to take account of CD&E waste imported to the
County and consider that the development would take place over a period of 24-months.
However, the proposal would nevertheless provide the County with moderate yet
significant additional waste management capacity for the duration of the development.
Consequently, Officers consider the development compliant with policy CW4 of the SWP.
95. Setting aside any adverse implications of importing 342,578 tonnes of CD&E waste to the
application site as proposed, from a waste management perspective it is recognised by
Officers that the engineering aspects of the development seek to utilise waste for beneficial
purposes.
96. The applicant has explained that the primary purpose of the development, capping of the
landfill, would remedy the damaging ‘corrugated’ landform that is developing as it
continues to settle and expose waste at the ground surface and therefore the adverse
implications settlement has on the golf course and its users. The proposed development
would also bring about other benefits. For instance it would reduce the volume of leachate
generated by the landfill as a result of bespoke surface water management arrangement this is likely to benefit the local water environment over the long-term. Capping of the
landfill would also sever contact between people and landfill waste protruding through the
ground surface, and is likely to mitigate landfill gas emissions directly to atmosphere66
through a formal landfill gas management regime and associated infrastructure.
97. Capping of the landfill would also provide the applicant with an opportunity to remodel and
re-align the golf course and practice ground outfield for improved safety, maintenance and
golf course interest; introduce a rainwater harvesting system so as to sever the golf club’s
reliance on Summer mains water supply thereby reducing pressure the wider domestic
supply; create a family-friendly adventure golf facility; provide for dedicated public access;
create a mosaic of differing habitats including panting of 1.5ha of woodland, 0.7ha of
wildflower grassland, 75 ornamental/specimen trees, and 0.3ha of wetland habitat; and
65
66

Paragraph 6.3.11
See paragraph 22 above

renew and modernise a number of existing features of the golf course including the driving
range building, lighting, boundary treatment67, short-game practice area, car park etc.
98. These aspects of the proposed development are vital to the club’s ambitions to raise the
quality of the golf course to a level commensurate with facilities within the wider
Broadwater Park complex and to create a ‘Golfing Academy’ with a strong emphasis on
the local community including schools. It is also projected that the development would
result in an increased use of the golf course thereby providing additional revenue to an
existing local business and public facility.
99. In this context Officers consider that the use of waste to facilitate the development
proposed as an alternative to the use of primary materials to achieve the same would, for
planning purposes, amount to the ‘recovery’ of waste managed in Surrey. From a
sustainable waste management perspective the recovery of waste is preferred over its use
for landfill.
100. The development is to set to be completed within a temporary period of up to 24 months.
The application site is not covered by any landscape designations or national or higherlevel nature conservation designations which Natural England’s consultation response
confirms. The Surrey Hills AONB Board and the CPA’s Visual Impact and Landscape
Consultant has confirmed that the proposal would not have an adverse impact on the
Surrey Hills AONB some 0.53km to the west and 0.55km to the south. Engineering and
land raising activities are to take place within the confines of the existing golf course and
once completed would enable continuation of the same land-use. The development would
therefore not result in the loss of undeveloped or greenfield land.
101. In respect of access to the strategic road network and the scale of the development the
County Highway Authority has not objected to the development, including the proposed
HGV haulage route to and from the A3, subject to a range of conditions to secure the
mitigation measures proposed by the applicant and to improve the site access. For the
reasons given in this and the preceding paragraphs Officers consider that the development
satisfies policies WD2 and CW5 of the SWP.
102. On the basis of Officers’ experience it is considered that the CD&E waste material to be
used to facilitate the development is likely to arise from construction, demolition and
excavation sites within a 30 mile radius of the application site including London.
Considering the strong emphasis on the application of the Waste Hierarchy in the
development industry and the economics of reuse, recycling or recovery of waste over its
disposal to landfill, Officers share the applicant’s contention that a significant proportion of
the waste material to be deposited on the application site is unlikely to be suitable for reuse
or recycling for various reasons68.
103. Reuse, recycling or recovery of inert waste on or off-site is generally much cheaper than
disposal which attracts a penalty in the form of a financial tax. Consequently, Officers
consider that the development would attract inert waste that is unlikely to be otherwise
recycled or reused. As discussed in the preceding paragraphs, large volumes of CD&E
waste are managed in Surrey and the development proposed would provide additional
67

Existing arrangements include change in ground levels between golf course and surrounding land and
woodland blocks
68 Including its provenance and proximity to sites where these activities are undertaken; physical
characteristics; and composition

capacity over a two-year period to manage a proportion of the same in a sustainable and
beneficial way. Accordingly, Officers consider that any impact the proposal may have on
the restoration of mineral workings in the locality69 is unlikely to be significant. Officers
accept that the scale of the development is likely to impact on the ‘waste market’ within
Surrey but Officers do not consider that it would prejudice the timely restoration of mineral
workings in the locality over the 2-year development period. In this regard it is notable that
the CPA has not received any objection to the proposal from mineral operators in Surrey,
and that in 2016/201770 and 2017/201871 no mineral workings were subject to a request for
an extended time-period for restoration as a result of a lack of suitable inert restoration
material.
104. In these respects Officers consider that the development complies with parts (a) and (c) of
policy WD7 of the SWP. However, in order to be fully compliant with policy WD7 the
applicant is also required to demonstrate that the land raising proposed is both essential
and involves the minimum quantity of waste requisite.
105. The environmental and engineering assessments undertaken on behalf of the applicant
demonstrate that a capping layer of between 1m and 2m would provide improvement in
environmental risk management by separating humans from waste deposits, slowing the
generation of leachate from unsaturated wastes, and preventing gas emissions directly to
atmosphere. The applicant is proposing a cap of about 1.3m deep across the extent of the
landfill. The ‘cap’ would then be extended predominately by an additional layer of soil
between 2m and 3m deep72 and in limited areas by some 4m of additional soil73. The
reasons for the proposed increase in soil levels over and above the landfill 'cap' are
because there is very little soil in situ which could be reused; there is a need to engineer
positive surface water drainage flows of between 5% and 10% for rainwater harvesting and
surface water management74 aided by subsoil drainage infrastructure; the storage water
lagoon is to be constructed above the landfill, and for the purposes of golf course interest
including significant tree planting.
106. Officers consider that it would be clear to any reasonable observer who visits the golf
course that the same is in a poor state of repair primarily because of continuing ground
settlement, waste materials protruding through the ground surface, and poor drainage.
These problems have a wide range of obvious adverse and ongoing implications on the
quality and functionality of the golf course including undulating land-form, water pooling
and parching, disrupted maintenance regimes, and unstable trees. These implications
plainly increase risk to the public and affiliates of the golf course including staff. These
matters, which are evidenced by the applicant’s supporting documentation75, are not
conducive to a long-standing local business or indeed an outdoor public leisure facility
within an award winning park.
107. Waverley Borough Council (Environmental Pollution Control) supports the proposed
development and in this regard has explained that it would “…provide a long term solution
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Stanwell Quarry, Shepperton; Addlestone Quarry, Addlestone; Runfold South Quarry, Runfold; Land West
of Queen Mary Reservoir, Laleham; Homers Farm, Ashford; Reigate Road Quarry, Brockham; Homefield
Sandpit, Runfold
70 See Appendix 1 of Surrey County Council Annual Monitoring Report 2016/2017
71 See Appendix 1 of Surrey County Council Annual Monitoring Report 2017/2018
72 See sections A, B, D, and E
73 See section C1 to C2
74 To be specifically directed away from Broadwater Lake to the east and to soakaways away from landfill
waste
75 Discussed in paragraphs 15 to 23 above.

to the issues at the site with respect to its former use as a landfill. The capping will reduce
infiltration of water through the landfill and prevent members of the public from contact with
waste at the surface. Overall the proposals will provide significant environmental
betterment…” Similarly, Waverley Borough Council (Parks and Countryside) supports the
proposed development subject to a range of practical matters which could be satisfactorily
addressed by way of planning conditions.
108. The applicant has explained that the grading design of the landform proposed has been
through a lengthy and iterative process whereby the minimum depth of the ‘cap’ has been
established by environmental consultants (between some 1m and 2m) followed by new
levels of the golf course (between some 2m and 4m) that ensure surface water is managed
in a way that controls and directs runoff away from Broadwater Lake to the east, to the
proposed water storage lagoon (which is to be constructed above the landfill cap level),
and otherwise to soakaways in areas away from the underlying landfill (primarily to the
south and west). Surface water management is discussed in more detail in paragraphs
200 to 211 below.
109. In addition to capping and drainage requirements the depth of CD&EW to be deposited
across the application site needs to considered in light of the significant tree planting
proposed (six woodland blocks totalling 15,552m² (1.5ha)). In this respect Officers have
had regard to the Department for Communities and Local Government 2008 publication
‘Woodland Establishment on Landfill Sites - Ten Years of Research’. Amongst other
matters this study explains that at least 1m of soil cover is required to enable sustainable
growth to be maintained for trees of age up to 10 years; a greater soil cover depth is likely
to be required to support the moisture demands of mature trees; and the provision of 1.5m
of soil or soil-forming material overlying a ‘cap’ will ensure that trees can be established on
landfills without posing a significant threat to cap integrity up to their 16th year.
110. Waverley Borough Council (Parks and Countryside) have queried whether the composition
of soils to be deposited on the application site would be suitable for the tree planting
proposed. The nature of the soil material imported to the application site would be
determined by the Environmental Permit required for the development to proceed.
However, so as to ensure that suitable soils are provided in the context of the tree species
to be planted a planning condition could be imposed on any consent issued. Such a
condition would require the applicant to provide a landscape specification for tree planting
which includes provision of suitable topsoils and tree nursery stock in accordance with BS
3882 and BS 3936-1 respectively.
111. Similarly, Surrey County Council’s Ecologist considers that the proposal would provide for
positive ecological enhancements subject to range of practicalities that could be
adequately addressed by way of planning conditions. Ecological matters are discussed in
more detail in paragraphs 228 to 240 below.
112. The CPA’s Visual Impact and Landscape Consultant has assessed the proposal and
explained that the zone of visual influence of the proposed development would be
extremely limited in all seasons. Crucially, regarding the landscape character of the local
area, the proposal would not materially alter the existing characteristics of the application
site, that of a golf course, with existing features being enhanced and so (when complete)
these would not be uncharacteristic when set within the context of the existing landscape.
As such the Consultant considers that the remodelling and enhancement proposed would
have no significant or lasting effect upon the Peasmarsh River Valley Floor Landscape
Character Area, or the Surrey Hills AONB; with any potentially adverse effects limited to a
very local and contained area in and locally adjoining the application site.

113. Officers recognise that a ‘do nothing’ scenario or otherwise relocating the existing golf
course to some unidentified suitable alternative site would not solve the identified problems
with the underlying landfill. It is reasonable to assume that settlement of the landfill and
protrusion of waste through the ground surface and all resulting adverse implications will
continue for the foreseeable future in the absence of a practical solution. Officers also
recognise that ‘cut and fill operations’, to supplement the required volume of engineering
and soil material, thereby reducing the volume of waste required to be imported to the
application site, is not a viable option given the general absence of existing top soil and the
underlying landfill i.e. there are no viable ‘borrow’ areas. Other than the capping
operations proposed Officers are not aware of any alternative practical and satisfactory
solution to the identified problems.
114. Consequently, Officers consider that capping of the landfill as proposed is the only
sustainable method of ensuring the existing public outdoor leisure facility remains
functional and fit for purpose in the context of the wider Broadwater Park complex. In
these circumstances Officers also consider the approach adopted by the applicant in
seeking to remodel the golf course (a necessary consequence of capping operations) as
proposed including with a view to sustainable surface water management and golf course
interest to be reasonable and proportionate.
115. Considering the reasons and justifications given for the proposed development and taking
into account the implications on the local landscape Officers consider that land raising
proposed is both essential and involves the minimum quantity of waste requisite.
Additionally Officers consider that the development, as a whole, has been well-designed so
that upon completion it would bring about a substantial improvement to the quality of the
golf course and in turn contribute positively to the character and quality of the wider
Broadwater Park complex.
116. Accordingly, having regard to paragraphs 104 to 115 above, Officers contend that the
development, subject to conditions, satisfies part (b) of policy WD7 of the SWP. For the
same reasons and having regard to the additional habitat and ecological improvements to
be provided for by the development76 Officers consider that the development, subject to
conditions, satisfies policy WD8 of the SWP.
117. Interested parties have raised various questions about the suitability of the waste to be
deposited and pollution that may arise as a result. Concerns have also been voiced about
the profits to be made by applicant in respect of the waste to be received. These are not
matters that should or could be taken into account in determining the proposal with former
being a matter for the pollution control authorities whom the CPA should assume would be
effective and the latter not a material planning consideration. The Environment Agency
has advised that the development would require the benefit of an Environmental Permit
and the CPA should assume that this regulatory regime would operate effectively.
Sustainable Waste Management Conclusion

118. Having regard to paragraphs 89 to 117 above, Officers consider that the development
satisfies Policies CW4, CW5, WD2, WD7, and WD8 of the Surrey Waste Plan 2008.
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As discussed in paragraphs 227 to 239 below

Highways, Traffic and Access
Development Plan Policies
Surrey Waste Plan 2008 (SWP)
Policy DC3 – General Considerations
Waverley Borough Local Plan Part 1: Strategic Policies and Sites 2018 (WLP)
Policy ST1 - Sustainable Transport
Waverley Borough Local Plan 2002 (SWLP)
Policy M1 – Location of Development
Policy M2 – Movement Implications of Development
Policy M13 – Heavy Goods Vehicles
Policy MC14 – Car Parking Standards
Policy Context
119. Paragraph 102 of the Framework advises that transport issues should be considered from
the earliest stages of development proposals, so that: (a) the potential impacts of
development on transport networks can be addressed; (b) opportunities from existing or
proposed transport infrastructure, and changing transport technology and usage, are
realised – for example in relation to the scale, location or density of development that can
be accommodated; (c) opportunities to promote walking, cycling and public transport use
are identified and pursued; (d) the environmental impacts of traffic and transport
infrastructure can be identified, assessed and taken into account – including appropriate
opportunities for avoiding and mitigating any adverse effects, and for net environmental
gains; and (e) patterns of movement, streets, parking and other transport considerations
are integral to the design of schemes, and contribute to making high quality places.
120. At paragraph 103 the Framework explains that the planning system should actively
manage patterns of growth in support of the above listed objectives. Significant
development should be focused on locations which are or can be made sustainable,
through limiting the need to travel and offering a genuine choice of transport modes. This
can help to reduce congestion and emissions, and improve air quality and public health.
However, opportunities to maximise sustainable transport solutions will vary between
urban and rural areas, and this should be taken into account in both plan-making and
decision-making.
121. In considering development proposals paragraph 108 of the Framework advocates that it
should be ensured that: (a) appropriate opportunities to promote sustainable transport
modes can be – or have been – taken up, given the type of development and its location;
(b) safe and suitable access to the site can be achieved for all users; and (c) any
significant impacts from the development on the transport network (in terms of capacity
and congestion), or on highway safety, can be cost effectively mitigated to an acceptable
degree.

122. Paragraph 109 of the Framework then goes on to state that development should only be
prevented or refused on highways grounds if there would be an unacceptable impact on
highway safety, or the residual cumulative impacts on the road network would be severe.
123. Within this context, the Framework explains77 that applications for development should: (a)
give priority first to pedestrian and cycle movements, both within the scheme and with
neighbouring areas; and second – so far as possible – to facilitating access to high quality
public transport, with layouts that maximise the catchment area for bus or other public
transport services, and appropriate facilities that encourage public transport use; (b)
address the needs of people with disabilities and reduced mobility in relation to all modes
of transport; (c) create places that are safe, secure and attractive – which minimise the
scope for conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street
clutter, and respond to local character and design standards; (d) allow for the efficient
delivery of goods, and access by service and emergency vehicles; and (e) be designed to
enable charging of plug-in and other ultra-low emission vehicles in safe, accessible and
convenient locations.
124. Paragraph 111 of the Framework states that all developments that will generate significant
amounts of movement should be required to provide a travel plan, and the application
should be supported by a transport statement or transport assessment so that the likely
impacts of the proposal can be assessed.
125. Appendix B of the NPW states that in testing the suitability of sites for waste management
the CPA should bear in mind the envisaged waste management facility in terms of its
nature and scale and consider the suitability of the road network and the extent to which
access would require reliance on local roads.
126. In this regard policy DC3 of the SWP requires that applicants demonstrate, by the
provision of adequate supporting information, that any impacts of the development can be
controlled to achieve levels that will not significantly adversely affect people, land,
infrastructure and resources. The policy goes on to state that the supporting information
should include, where appropriate, an assessment of traffic generation, access and
suitability of the highway network, and mitigation measures to minimise or avoid material
adverse impact and compensate for any loss.
127. The Local Transport Plan covering Waverley is the Surrey Transport Plan (2011-2026).
This seeks to help people to meet their transport and travel needs effectively, reliably,
safely and sustainably within Surrey; in order to promote economic vibrancy, protect and
enhance the environment and improve the quality of life. The Borough Council will work
with Surrey County Council to ensure that the Borough's needs are reflected in future
transport plans. As part of this work, the Borough Council will, where appropriate, require
the use of Travel Plans by new development and promote their use within other areas.
128. Policy ST1 of the SWLP explains that the Borough Council will work in partnership with
Surrey County Council, neighbouring authorities, transport providers and other key
stakeholders to ensure that development schemes: (a) are located where opportunities for
sustainable transport modes can be maximised, reflecting the amount of movement
generated, the nature and location of the site and recognising that solutions and measures
will vary from urban to rural locations; (b) make the necessary contributions to the
improvement of existing, and provision of new, transport schemes that lead to
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At paragraph 110

improvements in accessibility and give priority to the needs of pedestrians, cyclists, users
of public transport, car sharers and users of low and ultra-low emission vehicles; (c)
include measures to encourage non-car use such as on-site cycle parking; (d) ensure
development proposals are consistent with, and contribute to the implementation of the
Surrey Local Transport Plan; (e) require the submission of Transport Assessments and
Travel Plans and other appropriate measures in new developments that generate
significant traffic volumes or have significant impact on the Strategic Road Network; (f)
contribute to transport infrastructure improvements, where appropriate and viable; (g) are
consistent with the objectives and actions within the Air Quality Action Plan; (h) encourage
the provision of new and improved footpaths, bridleways and cycleways, provided there
would be no significant effect on Special Protection Areas and other areas of importance
for nature conservation; and (i) make appropriate provision for car parking78, having regard
to the type of development and its location, in accordance with local standards.
129. Waverley Borough Council’s parking guidelines set out the level of car parking expected
for new development. The guidelines are divided into two main sections, one dealing with
non-residential development, and one dealing with residential development. In addition to
this, the document sets out guidelines for cycle parking provision, disabled parking and
school parking requirements. In respect of golf clubs and driving ranges the guidelines
suggest 1 car space per 0.3 holes or per driving bay or individual assessment/justification.
In addition they require an additional 5% of total parking spaces be allocated for disabled
users or a minimum of 1 space per 750m² (whichever is the greater) to meet demand.
Further design guidance is also provided by the guidelines.
130. Policy M1 of the SWLP states that the Council will seek to ensure that development is
located so as to reduce the need to travel, especially by private car, and to encourage a
higher proportion of travel by walking, cycling and public transport. In particular, the
Council will seek to: (a) locate major trip generating developments in locations in Farnham,
Godalming, Haslemere and Cranleigh which are highly accessible by public transport,
cycling and walking; and (b) resist major trip generating developments in peripheral or rural
locations where access would be predominantly by private car and where accessibility by
other modes is poor.
131. Policy M2 of the SWLP requires that all development proposals should provide safe
access for pedestrians and road users, including cyclists, designed to a standard
appropriate for the highway network in the vicinity and the level of traffic likely to be
generated by the development.
132. Policy M13 of the SWLP states that the Council will seek to minimise the adverse impact of
lorry traffic within the Borough. In particular the Council will seek to locate development
which are likely to generate heavy goods vehicle movements where the highway
infrastructure is capable of accommodating those movements.
133. Policy M14 of the SWLP states that the level of car parking provision appropriate for
individual development proposals will be required to make appropriate provision for motor
vehicle parking space, having regard to the developer’s own requirements, subject to road
safety and traffic management implications, and the accessibility of the location to means
of travel other than the private car assessed according to the location and type of
development.
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Waverley Borough Council Parking Guidelines - October 2013

The Development
134. Some 342,578 tonnes (214,111m3) of inert waste material would be imported to the
application site in order to facilitate the proposed development. This would involve
approximately 70 HGV trips (140 HGV movements) per working day (Monday to Friday) for
18-24 months. Operational hours of the development is proposed between 0730 to 1830
hours Monday to Friday with no working on Saturdays, Sundays, bank/public or national
holidays. Within these constraints construction traffic will only access and egress the
application between 0730 and 1630 hours.
135. It is proposed that construction traffic enters the area from the north off the A3 using the
B3000, New Pond Road. Vehicles would travel along the B3000 to the roundabout with
the A310079 where they would turn right onto the A3100 to reach the access to the golf
club and make a right turn into the site. When leaving the site, vehicles would turn left out
onto the A3100 and retrace the route back to the A3 along the B3000. The applicant
submits that the alternative routes available80 are unsuitable for HGV traffic and any
significant increase in HGV traffic for reasons of road safety.
136. The speed limit at the golf course access is 40mph. This access benefits from good
visibility in both directions along the A3100. The A3100 has an average width of 7.5m in
the vicinity of the access and a 1m wide southbound cycle lane. A northbound cycle lane
is located on the northern footway. There are pedestrian footpaths on both sides of the
A3100 on the approaches to the application site access. These are well lit and in good
condition. The golf course in served by several bus routes81 which have stops in both
directions within 200m walking distance on each side of its access. There are also several
on and off-road cycle routes close to the golf course.
137. The existing vehicular access to the golfing facility will need to be modified to safely
accommodate access and egress of HGVs associated with the proposed development.
These modifications would comprise an increased radius of the eastern side of the site
access junction with the A3100 by 2m and inclusion of measures to ensure pedestrians
can continue to safely cross the site access junction. The detail of these modification are
provided on Drawing Ref. 001 Proposed Construction Site Access dated 7 March 2018
and Drawing Ref. G20371/101 Rev. A Visibility Splay dated January 2016.
138. The applicant has committed to providing a wheelwash facility to ensure mud is not
deposited on the public highway as a result of HGVs leaving the application site and a road
sweeper to ensure that any mud or debris that is so deposited is cleaned up at the
applicant’s expense.
139. Officers understand that the golf course facility will be closed to members of the public over
the development period. Following completion of the development an additional 17
parking spaces would be provided by extending the existing car park to some 90 vehicle
spaces. The applicant anticipates that following completion of the development the new
facility would generate a total number of 93 vehicles trips per day (worst case scenario
which is unlikely).
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About 1km to the north of the golf course access
To the north of the A3100/B3000 roundabout, and to the south towards Godalming
81 Routes 523 (Milford Hospital); 503 (Milford - Guildford); and 70/71/72 (Haslemere – Midhurst)
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140. The applicant has submitted a Transport Statement and Construction Access Report in
support of the proposed development. These were supplemented by the submission of a
Technical Note in March 2018 to address matters raised by the County Highway Authority
(CHA) during their consideration of the proposed development. These assessments
modelled and identified the transport implications82 of the proposed 70 HGV trips (140
HGV movements) over the working day, and the peak hour and off peak conditions.
Similarly, they assessed the implications of 93 vehicle trips to be generated by the golf
course facility per day following completion of the development. They conclude that the
impact of both phases of the development (construction phase and operational phase)
would be very limited in terms of the junction capacity at the A3100/B3000 roundabout,
and well within capacity of the site access/A3100 junction with significant capacity to spare;
and in any case such impact would be limited to a temporary period of no more than 24
months. They also identify that the impact of the new facility would be at a level where it
would not be noticeable within day to day variations in traffic flow and queue lengths at the
roundabout.
141. The CHA has assessed the proposed development in terms of the net additional traffic
generation resulting from the proposed development, access arrangement and parking
provision and are satisfied that it would not have a material impact on the safety and
operation of the adjoining public highway. This response is subject to a range of planning
conditions including provision of the improved site access prior to commencement of the
development, a Construction Transport Management Plan83, and a plan to encourage the
use of sustainable transport to and from the golf course.
142. Interested parties have raised concerns regarding an increase in traffic congestion;
increased risk to pedestrians; blocked drains and mud on the road; and damage to the
road surface as a result of the proposed development. Concerns have also been raised in
respect of the cumulative transport implications of the proposed development (in the
context of works to the River Way).
143. However, the assessments undertaken on behalf of the applicant and the views of the
CHA do not corroborate the concerns raised in respect of congestion, safety and
cumulative impact. The proposal would lead to a modest and temporary increase in traffic
at the site access junction and the A3100/B3000 junction which both have adequate
capacity to deal with such an increase. This is equally true in respect of the golf course
facility once the development has been completed. The proposal would not have a
material impact on the operation of the highway. Moreover, there is no evidence to
suggest that additional vehicles will adversely affect highway safety. For these reasons
Officers do not consider that the development will give rise to any material cumulative
transport related impacts.
144. Any impact from the passage of HGVs will be of an amenity and/or environmental nature
and will be transient and temporary. These aspects of the development are discussed
below in the relevant sections of this report and, as with the highway mitigation measures
discussed in the preceding paragraphs, can be suitably mitigated by measures to be
secured by planning conditions. Such conditions would include measures to prevent mud
being deposited on the highway and cleaning of the highway in such an event. Given the
scale and temporary nature of the proposed development and its likely transport
implications as discussed above, Officers consider it reasonable and necessary to require
the applicant to provide for repairs to the public highway following completion of the
development. In this regard the applicant has agreed to undertake before and after
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Specifically on the A3100/B3000 roundabout junction and the site access junction with the A3100
To control matters secure a range of mitigation measures relating to wheel cleaning, road sweeping,
hours of deliveries, parking, (un)loading, vehicle routing, storage of plant and materials etc.
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surveys of the highway and fund any repairs necessary. An appropriate condition could be
imposed on any consent granted to secure such measures.
Highways, Traffic and Access Conclusion
145. Subject to a range of conditions therefore Officers conclude that the proposed
development satisfies Policy DC3 of the SWP, Policy ST1 of the WLP, and Policies M1,
M2, M3, M13, M14 of the SWLP.
Environment and Amenity
Development Plan Policies
Surrey Waste Plan 2008 (SWP)
Policy DC2 – Planning Designations
Policy DC3 – General Considerations
Waverley Borough Local Plan Part 1: Strategic Policies and Sites 2018 (WLP)
Policy SP1 – Presumption in Favour of Sustainable Development
Policy SP2 – Spatial Strategy
Policy LRC - Leisure and Recreation Facilities
Policy RE3 - Landscape Character
Policy HA1 - Protection of Heritage Assets
Policy NE1 - Biodiversity and Geological Conservation
Policy CC1 - Climate Change
Policy CC2 - Sustainable Construction and Design
Policy CC4 - Flood Risk Management
Waverley Borough Local Plan 2002 (SWLP)
Policy D1 – Environmental Implications of Development
Policy D2 – Compatibility of Uses
Policy D3 - Resources
Policy D5 – Nature Conservation

National Guidance

146. Paragraph 91 of the National Planning Policy Framework (the Framework) expects
planning decisions to realise healthy, inclusive and safe places which: (a) promote social

interaction, including opportunities for meetings between people who might not otherwise
come into contact with each other84; (b) are safe and accessible, so that crime and
disorder, and the fear of crime, do not undermine the quality of life or community
cohesion85; and (c) enable and support healthy lifestyles, especially where this would
address identified local health and well-being needs86.
147. Similarly, paragraph 92 of the Framework advocates that in order to provide the social,
recreational and cultural facilities and services the community needs, planning decisions
should: (a) plan positively for the provision and use of shared spaces, community
facilities87 and other local services to enhance the sustainability of communities and
residential environments; (b) take into account and support the delivery of local strategies
to improve health, social and cultural well-being for all sections of the community; (c) guard
against the unnecessary loss of valued facilities and services, particularly where this would
reduce the community’s ability to meet its day-to-day needs; (d) ensure that established
shops, facilities and services are able to develop and modernise, and are retained for the
benefit of the community; and (e) ensure an integrated approach to considering the
location of housing, economic uses and community facilities and services.
148. The Framework also explains88 that existing open space, sports and recreational buildings
and land, including playing fields, should not be built on unless: (a) an assessment has
been undertaken which has clearly shown the open space, buildings or land to be surplus
to requirements; or (b) the loss resulting from the proposed development would be
replaced by equivalent or better provision in terms of quantity and quality in a suitable
location; or (c) the development is for alternative sports and recreational provision, the
benefits of which clearly outweigh the loss of the current or former use. It goes on to
advocate that planning decisions should protect and enhance public rights of way and
access, including taking opportunities to provide better facilities for users, for example by
adding links to existing rights of way networks including National Trails89.
149. When it comes to design the Framework emphasises90 that creation of high quality
buildings and places is fundamental to what the planning and development process should
achieve. Good design is a key aspect of sustainable development, creates better places in
which to live and work and helps make development acceptable to communities.
150. To this end it requires that planning decisions ensure that developments: (a) will function
well and add to the overall quality of the area, not just for the short term but over the
lifetime of the development; (b) are visually attractive as a result of good architecture,
layout and appropriate and effective landscaping; (c) are sympathetic to local character
and history, including the surrounding built environment and landscape setting, while not
preventing or discouraging appropriate innovation or change; (d) establish or maintain a
strong sense of place, using the arrangement of streets, spaces, building types and
materials to create attractive, welcoming and distinctive places to live, work and visit; (e)
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For example through mixed-use developments, strong neighbourhood centres, street layouts that allow for
easy pedestrian and cycle connections within and between neighbourhoods, and active street frontages
85 For example through the use of clear and legible pedestrian routes, and high quality public space, which
encourage the active and continual use of public areas
86 For example through the provision of safe and accessible green infrastructure, sports facilities, local
shops, access to healthier food, allotments and layouts that encourage walking and cycling
87 Such as local shops, meeting places, sports venues, open space, cultural buildings, public houses and
places of worship
88 Paragraph 97
89 Paragraph 98
90 Paragraph 124

optimise the potential of the site to accommodate and sustain an appropriate amount and
mix of development and support local facilities and transport networks; and (f) create
places that are safe, inclusive and accessible and which promote health and well-being,
with a high standard of amenity for existing and future users, and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion
and resilience91.
151. In respect of planning and flood risk, the Framework provides helpful guidance92. It states
that inappropriate development in areas at risk of flooding should be avoided by directing
development away from areas at highest risk93. Where development is necessary in such
areas, the development should be made safe for its lifetime without increasing flood risk
elsewhere. It goes on to explain that when determining any planning applications, the CPA
should ensure that flood risk is not increased elsewhere.
152. Where appropriate, applications should be supported by a site-specific flood-risk
assessment. Development should only be allowed in areas at risk of flooding where, in the
light of this assessment94 it can be demonstrated that: (a) within the site, the most
vulnerable development is located in areas of lowest flood risk, unless there are overriding
reasons to prefer a different location; (b) the development is appropriately flood resistant
and resilient; (c) it incorporates sustainable drainage systems, unless there is clear
evidence that this would be inappropriate; (d) any residual risk can be safely managed;
and (e) safe access and escape routes are included where appropriate, as part of an
agreed emergency plan.
153. Major developments, as is the case with the proposal, should incorporate sustainable
drainage systems unless there is clear evidence that this would be inappropriate. The
systems used should: (a) take account of advice from the lead local flood authority; (b)
have appropriate proposed minimum operational standards; (c) have maintenance
arrangements in place to ensure an acceptable standard of operation for the lifetime of the
development; and (d) where possible, provide multifunctional benefits.
154. In more general terms, paragraph 170 of the Framework advocates that planning decisions
should contribute to and enhance the natural and local environment by: (a) protecting and
enhancing valued landscapes, sites of biodiversity or geological value and soils; (b)
recognising the intrinsic character and beauty of the countryside, and the wider benefits
from natural capital and ecosystem services – including the economic and other benefits of
trees and woodland; (c) minimising impacts on and providing net gains for biodiversity,
including by establishing coherent ecological networks that are more resilient to current
and future pressures; (e) preventing new and existing development from contributing to,
being put at unacceptable risk from, or being adversely affected by, unacceptable levels of
soil, air, water or noise pollution or land instability. Development should, wherever
possible, help to improve local environmental conditions such as air and water quality; and
(f) remediating and mitigating despoiled, degraded, derelict, contaminated and unstable
land, where appropriate.
155. Permission should be refused for development of poor design that fails to take the
opportunities available for improving the character and quality of an area and the way it
functions, taking into account any local design standards or style guides in plans or
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Paragraph 127
Paragraphs 155; 163; and 165
93 Whether existing or future
94 And the sequential and exception tests, as applicable
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supplementary planning documents95. Great weight should be given to outstanding or
innovative designs which promote high levels of sustainability, or help raise the standard of
design more generally in an area, so long as they fit in with the overall form and layout of
their surroundings96.
156. Paragraph 172 of the Framework also explains that great weight should be given to
conserving and enhancing landscape and scenic beauty in Areas of Outstanding Natural
Beauty (AONB), which have the highest status of protection in relation to these issues.
157. In relation to biodiversity paragraph 175 of the Framework clarifies that when determining
planning applications, the CPA should apply the following principles: (a) if significant harm
to biodiversity resulting from a development cannot be avoided97, adequately mitigated, or,
as a last resort, compensated for, then planning permission should be refused; (b)
development on land within or outside a Site of Special Scientific Interest (SSSI), and
which is likely to have an adverse effect on it98, should not normally be permitted; (c)
development resulting in the loss or deterioration of irreplaceable habitats99 should be
refused, unless there are wholly exceptional reasons and a suitable compensation strategy
exists; and (d) opportunities to incorporate biodiversity improvements in and around
developments should be encouraged, especially where this can secure measurable net
gains for biodiversity.
158. Additionally, the law100 places a duty on Surrey County Council (SCC) to consider
biodiversity in the full range of their activities including determining planning applications.
159. Turning to the matter of pollution, paragraph 178 of the Framework explains that planning
decisions should ensure that: (a) a site is suitable for its proposed use taking account of
ground conditions and any risks arising from land instability and contamination. This
includes risks arising from natural hazards or former activities such as mining, and any
proposals for mitigation including land remediation101; (b) after remediation, as a minimum,
land should not be capable of being determined as contaminated land under Part IIA of the
Environmental Protection Act 1990; and (c) adequate site investigation information,
prepared by a competent person, is available to inform these assessments. The
Framework is clear that where a site is affected by contamination or land stability issues,
responsibility for securing a safe development rests with the developer and/or
landowner102.
160. Moreover, paragraph 180 of the Framework advocates that planning decisions should also
ensure that new development is appropriate for its location taking into account the likely
effects103 of pollution on health, living conditions and the natural environment, as well as
the potential sensitivity of the site or the wider area to impacts that could arise from the
development. In doing so it should: (a) mitigate and reduce to a minimum potential adverse
impacts resulting from noise from new development – and avoid noise giving rise to
significant adverse impacts on health and the quality of life; (b) identify and protect tranquil
areas which have remained relatively undisturbed by noise and are prized for their
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Paragraph 130
Paragraph 131
97 Through locating on an alternative site with less harmful impacts
98 Either individually or in combination with other developments
99 Such as Semi-natural Ancient woodland and ancient or veteran trees
100 Section 40 of the Natural Environment and Rural Communities Act 2006
101 As well as potential impacts on the natural environment arising from that remediation
102 Paragraph 179
103 Including cumulative effects
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recreational and amenity value for this reason; and (c) limit the impact of light pollution
from artificial light on local amenity, intrinsically dark landscapes and nature conservation.
161. In respect of air quality, paragraph 181 of the Framework requires planning decisions to
sustain and contribute towards compliance with relevant limit values or national objectives
for pollutants, taking into account the presence of Air Quality Management Areas
(AQMAs), and the cumulative impacts from individual sites in local areas. Opportunities to
improve air quality or mitigate impacts should be identified, such as through traffic and
travel management, and green infrastructure provision and enhancement.
162. Further, planning decisions should ensure that new development can be integrated
effectively with existing businesses and community facilities104. Existing businesses and
facilities should not have unreasonable restrictions placed on them as a result of
development permitted after they were established. Where the operation of an existing
business or community facility could have a significant adverse effect on new development
in its vicinity, the ‘agent of change’ should be required to provide suitable mitigation before
the development has been completed105.
163. Paragraph 183 of the Framework requires that the focus of planning decisions should be
on whether proposed development is an acceptable use of land, rather than the control of
processes or emissions where these are subject to separate pollution control regimes.
Planning decisions should assume that these regimes will operate effectively. Equally,
where a planning decision has been made on a particular development, the planning
issues should not be revisited through the permitting regimes operated by pollution control
authorities.
164. Lastly, the Framework explains at paragraph 184 that Heritage Assets range from sites
and buildings of local historic value to those of the highest significance, such as World
Heritage Sites which are internationally recognised to be of Outstanding Universal Value.
These assets are an irreplaceable resource, and should be conserved in a manner
appropriate to their significance, so that they can be enjoyed for their contribution to the
quality of life of existing and future generations.
165. Accordingly, applicants should describe the significance of any Heritage Assets affected by
the proposal, including any contribution made by their setting. The level of detail should be
proportionate to the assets’ importance and no more than is sufficient to understand the
potential impact of the proposal on their significance. As a minimum the relevant historic
environment record should have been consulted and the Heritage Assets assessed using
appropriate expertise where necessary. Where a site on which development is proposed
includes, or has the potential to include, Heritage Assets with archaeological interest, local
planning authorities should require developers to submit an appropriate desk-based
assessment and, where necessary, a field evaluation106.
166. Additionally, the CPA should identify and assess the particular significance of any heritage
asset that may be affected by a proposal107 taking account of the available evidence and
any necessary expertise. They should take this into account when considering the impact
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of a proposal on a heritage asset, to avoid or minimise any conflict between the heritage
asset’s conservation and any aspect of the proposal108.
167. Paragraph 193 of the Framework is clear that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should be
given to the asset’s conservation109. This is irrespective of whether any potential harm
amounts to substantial harm, total loss or less than substantial harm to its significance.
168. Paragraph 194 goes on to explain that any harm to, or loss of, the significance of a
designated heritage asset110, should require clear and convincing justification. Substantial
harm to or loss of: (a) grade II listed buildings should be exceptional; (b) assets of the
highest significance111 should be wholly exceptional.
169. Paragraph 195 of the Framework states that where a proposed development will lead to
substantial harm to112 a designated heritage asset, local planning authorities should refuse
consent, unless it can be demonstrated that the substantial harm or total loss is necessary
to achieve substantial public benefits that outweigh that harm or loss.
170. Paragraph 196 states that where a development proposal will lead to less than substantial
harm to the significance of a designated heritage asset, this harm should be weighed
against the public benefits of the proposal including, where appropriate, securing its
optimum viable use.
171. Over and above the guidance provided by the Framework in respect of Heritage Assets,
s66 and s72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 are
material to the determination of the subject planning application. In respect of listed
buildings s66 requires that Surrey County Council, in considering whether to grant planning
permission for development which affects a listed building or its setting, have special
regard to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses. In respect of Conservation Areas s72
requires that SCC, with respect to any buildings or other land in a conservation area, pay
special attention to the desirability of preserving or enhancing the character or appearance
of that area.
172. Annex B of the NPW explains that in determining planning applications, The CPA should
consider the following factors and also bear in mind the envisaged waste management
facility in terms of type and scale:
(a) Protection of water quality and resources and flood risk management including proximity
of vulnerable surface and groundwater or aquifers. For landfill or land-raising, geological
conditions and the behaviour of surface water and groundwater should be assessed
both for the site under consideration and the surrounding area. The suitability of
locations subject to flooding, with consequent issues relating to the management of
potential risk posed to water quality from waste contamination, will also need particular
care;
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(b) Land instability including the locations, and/or the environs of locations, that are liable to
be affected by land instability, will not normally be suitable for waste management
facilities;
(c) Landscape and visual impacts including (i) the potential for design-led solutions to
produce acceptable development which respects landscape character, (ii) the need to
protect landscapes or designated areas of national importance, (iii) and localised height
restrictions;
(d) Nature conservation including any adverse effect on a site of international importance, a
site with a nationally recognised designation, Nature Improvement Areas and ecological
networks and protected species;
(e) Conserving the historic environment including potential effects on the significance of
Heritage Assets, whether designated or not, including any contribution made by their
setting;
(f) Air emissions, including dust and the proximity of sensitive receptors, including
ecological as well as human receptors, and the extent to which adverse emissions can
be controlled through the use of appropriate and well-maintained and managed
equipment and vehicles;
(g) Odours including the proximity of sensitive receptors and the extent to which adverse
odours can be controlled through the use of appropriate and well-maintained and
managed equipment;
(h) Vermin and birds including the proximity of sensitive receptors.
(i) Noise, light and vibration including the proximity of sensitive receptors. The operation of
large waste management facilities in particular can produce noise affecting both the
inside and outside of buildings, including noise and vibration from goods vehicle traffic
movements to and from a site. Intermittent and sustained operating noise may be a
problem if not properly managed particularly if night-time working is involved. Potential
light pollution aspects will also need to be considered;
(j) Litter which can be a concern at some waste management facilities; and
(k) Potential land use conflict. Likely proposed development in the vicinity of the location
under consideration should be taken into account in considering site suitability and the
envisaged waste management facility.
Development Plan Policy
173. Policy DC2 of the SWP is clear that planning permission will not be granted for waste
related development where this would endanger, or have a significant adverse impact, on
the setting of Listed Buildings; Conservation Areas; groundwater; land liable to flood;
priority habitat and species; AONBs; and SSSIs. This policy goes on to explain that in
assessing each development proposal, due regard will be paid to prevailing national policy
and guidance appropriate both to the areas and features of acknowledged importance and
the proposed means of dealing with waste, and that this assessment will also take into
account whether any significant adverse impact identified could be controlled to acceptable
levels.
174. Further, policy DC3 of the SWP explains that planning permission for waste related
development will be granted provided it can be demonstrated by the provision of
appropriate information to support a planning application that any impacts of the
development can be controlled to achieve levels that will not significantly adversely affect
people, land, infrastructure and resources.
175. In this regard the information supporting the proposed development must include
assessment of the following matters and where necessary, appropriate mitigation should
be identified so as to minimise or avoid any material adverse impact and compensate for
any loss: (a) the release of polluting substances to the atmosphere or land arising from
facilities and transport; (b) the contamination of ground and surface water; (c) the drainage

of the site and adjoining land and the risk of flooding; (d) water consumption requirements
and consideration of water management within operational plant; (e) groundwater
conditions and the hydrogeology of the locality; (f) the visual and landscape impact of the
development on the site and surrounding land; (g) in the case of buildings, demonstration
of high quality of design; (h) adverse effects on neighbouring amenity including noise,
fumes, vibration, glare, dust, litter, odour, and vermin; (i) adverse effects on open spaces,
settlements, woodland, or existing or potential outdoor recreation uses, including Public
Rights of Way; (j) the loss or damage to flora and fauna and their respective habitats at the
site or on adjoining land including linear or other features which facilitate the dispersal of
species; (k) the loss or damage to archaeological resources; (l) potential danger to aircraft
from birdstrike and structures; (m) scope for limiting the duration of use; (n) any health
impacts; and (o) the management arrangements for residues arising from any waste
management facility.
176. Policy SP1 of the WLP explains that when considering development proposals, the CPA
will take a positive approach that reflects the presumption in favour of sustainable
development contained in the Framework. It will always work proactively with applicants to
find solutions so proposals can be approved wherever possible, and to secure
development that improves the economic, social and environmental conditions in the area.
Planning applications that accord with the policies in Development Plan will be approved
without delay, unless material considerations indicate otherwise.
177. Policy SP2 of the WLP sets out the spatial strategy for the Borough. It states that in order
to maintain Waverley’s character whilst ensuring that development needs are met in a
sustainable manner, where relevant the Spatial Strategy to 2032 is to: (a) avoid major
development on land of the highest amenity and landscape value, such as the AONB and
to safeguard the Green Belt; (b) focus development at the four main settlements including
Godalming; and (c) maximise opportunities for the redevelopment of suitable brownfield
sites for housing, business or mixed use.
178. Policy LRC1 of the WLP states that the CPA will seek to retain, enhance and increase the
quantity and quality of open space, leisure and recreation facilities and to improve access
to them.
179. Policy RE3 of the WLP explains that new development must respect and where
appropriate, enhance the distinctive character of the landscape in which it is located. The
protection and enhancement of the character and qualities of the AONB that is of national
importance will be a priority and will include the application of national planning policies
together with the AONB Management Plan. The setting of the AONB will be protected
where development outside its boundaries harm public views from or into the AONB. The
same principles for protecting the AONB will apply in the Area of Great Landscape Value
(AGLV), which will be retained for its own sake and as a buffer to the AONB, until there is a
review of the Surrey Hills AONB boundary, whilst recognising that the protection of the
AGLV is commensurate with its status as a local landscape designation.
180. In respect of Heritage Assets Policy HA1 of the WLP states that the CPA will ensure that
the significance of the Heritage Assets within the Borough are conserved or enhanced to
ensure the continued protection and enjoyment of the historic environment by: (a)
safeguarding and managing Waverley’s rich and diverse heritage. This includes all
Heritage Assets, archaeological sites and historic landscapes, designated and nondesignated assets, and their setting in accordance with legislation and national policy; and
(b) understanding and respecting the significance of the assets.

181. Policy NE1 of the WLP concerns biodiversity and geological conservation. It states that
the CPA will seek to conserve and enhance biodiversity within Waverley. Development will
be permitted provided that it: (a) retains, protects and enhances features of biodiversity
and geological interest and ensures appropriate management of those features; and (b)
ensures any adverse impacts are avoided, or if unavoidable, are appropriately mitigated.
182. Policy CC1 of the WLP explains that development will be supported where it contributes to
mitigating and adapting to the impacts of climate change, including measures that: (a) use
renewable and low carbon energy supply systems; (b) provide appropriate flood storage
capacity; (c) address issues of flood risk through the application of Policy CC4; (d) provide
high standards of sustainable design and construction with built-in resilience to climate
change, or use green infrastructure and SuDS to help absorb heat, reduce surface water
runoff and support habitat networks.
183. Similarly, Policy CC2 states that the CPA will seek to promote sustainable patterns of
development and reduce the level of greenhouse gas emissions by: (a) ensuring all new
development, including residential extensions, include measures to minimise energy and
water use through its design, layout, landscape and orientation; (b) encouraging the use of
natural lighting and ventilation; (c) being designed to encourage walking, cycling and
access to sustainable forms of transport; (d) building at higher densities where appropriate
and supporting mixed-use development; (e) incorporating measures that protect and,
where possible, enhance the biodiversity value of the development; and (f) minimising
construction and demolition waste and promoting the reuse and recycling of building
materials.
184. Policy CC4 of the WLP advocates that in order to reduce the overall and local risk of
flooding in the Borough: (a) development must be located, designed and laid out to ensure
that it is safe; (b) that the risk from flooding is minimised whilst not increasing the risk of
flooding elsewhere; and (c) that residual risks are safely managed. Additionally,
sustainable drainage systems (SuDS) will be required on major developments and
encouraged for smaller schemes. A site-specific Flood Risk Assessment will be required
for sites within or adjacent to areas at risk of surface water flooding as identified in the
SFRA. There should be no increase in either the volume or rate of surface water runoff
leaving the site. Proposed development on brownfield sites should aim to reduce run off
rates to those on greenfield sites where feasible. There should be no property or highway
flooding, off site, for up to the 1 in 100 year storm return period, including an allowance for
climate change.
185. Policy D1 of the SWLP states that the CPA will have regard to the environmental
implications of development and will promote and encourage enhancement of the
environment. Development will not be permitted where it would result in material detriment
to the environment by virtue of: (a) loss or damage to important environmental assets,
such as buildings of historical or architectural interest, local watercourses, important
archaeological sites and monuments and areas of conservation, ecological or landscape
value; (b) harm to the visual character and distinctiveness of a locality, particularly in
respect of the design and scale of the development and its relationship to its surroundings;
(c) loss of general amenity, including material loss of natural light and privacy enjoyed by
neighbours and disturbance resulting from the emission of noise, light or vibration; (d)
levels of traffic which are incompatible with the local highway network or cause significant
environmental harm by virtue of noise and disturbance; or (e) potential pollution of air, land
or water, including that arising from light pollution and from the storage and use of
hazardous substances.

186. This policy goes on to explain that the Council will seek, as part of a development
proposal, to resolve or limit environmental impacts. This may include the submission of a
flood-risk/run-off assessment to determine the potential flood risk to the development, the
likely effects of the development on flood risk to others, whether mitigation is necessary,
and if so, whether it is likely to be effective and acceptable.
187. Policy D2 of the WBLP states that the Council will seek to ensure that proposed and
existing land uses are compatible. In particular: (a) development which may have a
materially detrimental impact on sensitive uses with regard to environmental disturbance or
pollution will not be permitted; (b) uses such as housing or schools which are sensitive to
disturbance or pollution will not be permitted near existing premises which generate
significant disturbance or pollution, or which handle hazardous substances; (c) the Council
will encourage redevelopment of a site with a more appropriate use where an existing
permitted or lawful use is causing material detriment to the character and amenities of the
area and its loss or relocation is acceptable having regard to other policies of the
Development Plan.
188. Policy D3 of the WBLP explains that where a development is acceptable in principle, the
Council will encourage environmentally innovative schemes which: (a) conserve energy
and water through appropriate location, design, layout, landscaping and materials; and (b)
minimise the use of non-renewable resources through the re-use or recycling of previously
developed land, buildings and materials.
189. Policy D5 of the WBLP explains that development in both urban and rural areas should
take account of nature conservation issues. The Council will: (a) seek to retain within a
site any significant features of nature conservation value; (b) not permit development that
would materially harm a protected species of animal or plant, or its habitat; and (c)
encourage the enhancement of existing areas or features of nature conservation value and
the creation and management of new wildlife habitats.
Air Quality
190. Given the nature and scale of the development proposed the potential air quality impacts
arising can be expected to be dust impacts (construction phase) and emissions to air
(nitrogen dioxide and PM10 particulate matter) from construction and operational traffic.
Interested parties have raised a number of concerns in these respects.
191. The applicant has submitted an Air Quality Assessment113 in relation to both dust and
vehicle emissions in the context of residential and ecological receptors. The CPA’s Air
Quality Consultant (AQC) has reviewed this assessment and agrees that it has identified
the potentially significant effects of the proposal using the appropriate guidance114.
192. The AQC considers the applicant’s assessment relating to dust emissions to be robust.
The assessment concludes that the risk of impacts for earthworks, construction and
vehicle track out is high in terms of dust soiling but that these impacts could be mitigated to
acceptable levels by the implementation of a number of measures as set out in Section 8
of the document. These measures115 (to be contained in a site-specific Construction
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Environmental Management Plan) could be secured by planning condition should consent
be granted. In respect of human and ecological receptors the risk is considered to be low.
However, in this regard Natural England has advised that any such CEMP should explain
how construction activities will be undertaken to avoid any detrimental impact on the
nearby SSSI from dust, spillages and polluted run-off.
193. In respect of vehicle emissions116 arising from construction traffic, modelled concentrations
have been compared with monitored concentrations at 3 locations117 for the construction
phase of the development. This to establish the potential impact on human receptors
located along the proposed construction traffic route. It has been concluded that the
impact of construction related traffic at each of the 11 selected representative sensitive
receptors118 would be negligible and temporary in nature. The assessment demonstrates
that no exceedances of any of the Air Quality Objectives would be expected. The emission
impacts arising from the proposed development would therefore not be significant. The
AQC consultant agrees with this conclusion.
194. The applicant’s assessment also predicted that the operational phase of the development
(at worst 93 vehicle movements per day) would be below the relevant threshold for an
impact assessment and it would therefore have a negligible impact on local air quality
concentrations or the Godalming AQMA.
195. Although interested parties have raised concerns in respect of dust and vehicle emissions,
the assessments undertaken on behalf of the applicant and the CPA demonstrate that dust
emissions can be controlled and mitigated to acceptable levels and that impacts arising
from vehicle emissions for both the construction and operational phase of the development
would not be significant. For these reasons Officers conclude that the proposed
development is, subject to conditions, compliant with Development Plan policies relating to
air quality.
Noise
196. The proposal will give rise to noise as a result of the operation of plant and machinery119
and the coming and going of HGVs including a mobile road sweeper. Accordingly, the
applicant has submitted a Construction Noise Assessment in accordance with BS
5228:2014120 in support of the same.
197. This assessment has been reviewed by the CPA’s Noise Consultant (NC). The NC
consultant considers that the applicant’s assessment has adopted the appropriate
methodology necessary to evaluate the noise impacts that may arise from the
development, and that the assumptions contained within the assessment are reasonable.
Similarly, the relevant survey locations121 are considered representative of the nearest
116
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noise sensitive receptors. The assessment has predicted that construction noise levels at
the identified receptors during each phase of the development would be below noise level
thresholds at which significant effects are likely. The NC agrees with this prediction
subject to the imposition of planning conditions to control operational noise and the time in
which HGV deliveries can take place.
198. Although interested parties have raised concerns about the potential impact of construction
noise, the applicant’s quantitative assessment demonstrates that the proposed
development can be undertaken without causing significant harm to local amenity.
However, should planning permission be granted Officers would recommend that certain
measures are secured by way of planning conditions to ensure that local amenity is not
adversely affected. Such conditions to include measures to ensure that the development
is undertaken within a period of no more than 24-months; restricting operational hours to
between 0700 to 1800 hours Monday to Friday with no working on Saturdays, Sundays,
Public, National and Bank Holidays; restricting construction traffic to between 0700 and
1630 hours Monday to Friday; and limiting the number of HGVs on any working day122.
199. Accordingly, Officers conclude that the proposed development satisfies Development Plan
policies relating to noise.
Flood Risk
200. Although the proposed development is ‘water compatible’, a site-specific Flood Risk
Assessment123 has been submitted in support of the proposed development on the basis
that the application site area is greater than 1ha. The purpose of this assessment was to
evaluate flood risk at the site and in relation to the proposed development, and devise
measures to ensure that the development does not increase flood risk elsewhere.
201. The applicant’s assessment establishes that there are no formal surface water drainage
arrangements for the golf course and that half of the course drains towards Broadwater
Lake to the east. The other half of the golf course contributes directly to the River Wey
catchment which is beyond the A3100 to the south of the application site. Local variations
in topography, particularly undulations caused by the subsiding landfill waste means that
drainage paths are not clearly defined. The application site is at low risk of flooding from
any sources.
202. However, the proposed capping and remodelling works (which will raise ground levels
within the application site) is likely to increase the percentage surface water runoff thereby
increasing the risk from surface water flooding. Accordingly, the remodelling of the golf
course has been designed to direct the majority of surface water inwards towards the
proposed water storage lagoon whilst runoff from the peripheral banks would be
intercepted by a system of swales, infiltration trenches and an infiltration basin.
203. Runoff from the banks in the south-west and west will be intercepted by a swale and trench
system then infiltrated via an infiltration trench124 beyond the edge of the landfill at hole 6.
Runoff from the banks to the south east will be intercepted by a swale and trench system
then infiltrated via an infiltration trench125 and basin beyond the edge of the landfill southeast and east of hole 1. Runoff from the driving range on the northern margins of the
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application site would be intercepted by an infiltration trench126 located beyond the edge of
the landfill to the north and east thereby preventing runoff into Broadwater Lake.
204. Details of the proposed surface water management arrangements are provided on
Drawing Ref. 811.13 Rev C Control of Surface Water Runoff dated 29 July 2017. The
applicant’s assessment has provided estimated surface water runoff peak rates and
volumes post capping and remodelling.
205. It is expected that irrigation of the golf course will use at least 2,800m³ of harvested rainfall
each year, predominantly during 20 weeks in the summer. This irrigation will drawdown
the proposed water storage lagoon below the outflow control thereby providing additional
storage capacity for the winter months. It would also mitigate the business and
environmental costs of using the potable water supply (i.e. drinking water) for golf course
irrigation.
206. There is a requirement for the proposed water storage lagoon to outflow to a nearby water
body. The nearest water body to the application site is Broadwater Lake to the east.
However, Broadwater Angling Club, who manage the lake, object to such an outflow. The
angling club are concerned that any new outfall to the lake would disturb contaminated silt
currently at the bottom of the lake. The next nearest water body to the application site is
the ordinary watercourse flowing through the garden of Wey Bank Cottage (beyond the
A3100 to the south) eventually discharging to the River Wey. Accordingly, the water
storage lagoon could be discharged to this watercourse via a Thames Water manhole at
the edge of the golf course. Thames Water have confirmed that such a connection can be
made and specified a 100mm pipe.
207. During capping and remodelling operations there will be bare soils on the application site
prior to seeding. This may increase the rate of surface water runoff from the application
site and delivery sediment off site. It is therefore proposed that the swales are constructed
prior to major groundworks so as to intercept the increased runoff. Further, small
temporary soil barriers or berms would be placed along the margins of the application site
where landscaping works are taking place in order to trap any eroded sediment.
208. The proposed surface water management arrangements would be inspected regularly by
the applicant to ensure that it remains capable of acting as designed.
209. Although no objection has been raised, Natural England have recommended that
appropriate sustainable drainage systems be used in relation to the car park associated
with the golf course so as to manage surface water and pollution runoff. They also
recommend that in areas which are at risk of hydrocarbon contamination, oil interceptors
should be used to remove hydrocarbons prior to discharge of runoff into soakaways or
other drainage systems; and that any drainage systems should include the provision for
controlling any pollutants associated with surface water runoff.
210. The Lead Local Flood Authority (LLFA) has reviewed the water surface drainage strategy
for the proposed development and assessed it against the requirements under the
Framework, its accompanying practice guidance and technical standards. The LLFA is
satisfied that the proposed development meets the requirements set out in the
aforementioned guidance documents. Accordingly, no objection to the proposal has been
raised subject to planning conditions to ensure that the proposed surface water
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management arrangements are properly implemented and maintained throughout the
lifetime of the development. Officers will ensure that any such conditions include the car
park and provision for oil interceptors as per Natural England’s advice.
211. For these reasons Officers consider that the proposed development satisfies Development
Plan policies relating to flooding, surface water management and sustainable drainage
systems.
Landscape and Visual Impact
212. The applicant has explained127 in the supporting ‘visual and landscape character appraisal’
that the application site is visually extremely screened from its external surrounds both in
summer and winter and exerts no visual impact on the surrounding park as a result. The
relevant landscape character is one of a golf facility and the proposal seeks to enhance the
same with the only material addition to the landscape being an Adventure Golf Facility
adjacent to the existing car park and club house. The proposed landform will be that of a
golf course but it will differ from the current landform as a result of the imposed soil cap
and remodelling of the golf course. Any areas where higher banks are required will be
densely planted and keyed in sensitively (extending existing woodland blocks) to ensure
the already limited boundary views are not negatively impacted.
213. The proposed development has been reviewed by the CPA’s Visual Impact and
Landscape Consultant (VLC). In respect of the effects of the proposed development on
landscape character the VLC concurs with the applicant. The zone of visual influence of
the proposal would be extremely limited both in summer and winter. Crucially, regarding
the landscape character of the local area, the proposed development would not materially
alter the existing characteristics of the application site, that of a golf course, with existing
features being enhanced and so (when complete) these would not be uncharacteristic
when set within the context of the existing landscape. As such, the VLC considers the
remodelling and enhancement of the existing golf course would have no significant or
lasting effect upon the Peasmarsh River Valley Floor Landscape Character Area (LCA
RV6), the Surrey Hills AGLV or AONB; with potentially adverse effects limited to a very
local and contained area in and locally adjoining the application site.
214. In respect of the construction phase of the development, the VLC considers that a
combination of onsite plant, material and vehicle movements would result in potential
adverse effects upon a number of visual receptors of varying sensitivity, particularly in
close proximity to the application site. With the majority of mature vegetation on the site
boundaries retained, the VLC considers that any such visual effects during the construction
period would largely be as a result of construction traffic using the B3000 New Pond Road
and A3100 Guildford Road (Meadrow), and accessing and exiting the application site. This
would be the case, particularly for residents living adjacent to these routes, as well as road
and footway users. With an estimated construction period of up to 24-months, and the
already heavily trafficked nature of these routes, the VLC considers that any potentially
adverse visual effects would be temporary and not significant.
215. In relation to the operational phase of the development128, the VLC considers that the zone
of visual influence of the development would be extremely limited, both in summer and
winter, with only glimpsed views at a very local level, due to existing mature woodland
blocks, trees and vegetation, particularly along the application site boundaries. As the

127
128

Section 8: Appearance, page 78, Design and Access Statement V2 dated 30 September 2017
Some interested parties have raised concerns about the visual impact of the proposed perimeter fencing

majority of existing vegetation would be retained and enhanced129, it is likely that views to
the proposed development would continue to be limited with only very glimpsed views in
close proximity to the application site and through natural gaps in the vegetation.
Accordingly, the VLC considers that there would be no material change to local views and
those from wider surrounds as a result of the proposed development.
216. The VLC has also considered the impact of the proposed development on users of the
local rights of way network. In this regard Public Footpath 24 (FP24) is in close proximity
to the application site and is accessed off the A3100 to the south-west. There would be
potential glimpsed views to the proposed development from this footpath, as it joins the
A3100, through existing roadside vegetation directly opposite the footpath entry and exit
point. Additionally, with land to the south-west rising towards Bunkers Hill Farm, the VLC
considers it reasonable to assume that glimpsed views to the proposed development
would be available from parts of FP24. However, there are significant blocks of woodland,
along with hedgerow and tree vegetation adjacent to and surrounding much of FP24,
effectively screening the proposed development from view. Similarly, there are several
other footpaths and bridleways (BW) in the local area130 along with several footpaths within
the urban area of Farncombe. The VLC considers that with the exception of footpaths
within Farncombe, these rights of way are located to the south-west of the application site
and are similarly surrounded by significant woodland blocks and existing vegetation which
would limit views. As the proposal would not materially alter the existing characteristics of
the application site, the VLC considers that there would be no significant effect upon views
from FP24, or other footpaths and bridleways within the local area as a result of the
proposed development.
217. Accordingly, although potential adverse visual effects have been identified for the
construction period, these effects would be temporary and limited to a local level and the
VLC does not consider these to be significant. Similarly, the VLC considers that the
landscape of the Surrey Hills AGLV and AONB, and LCA RV6 would be unaffected and
views from the local rights of way network and other visual receptors in the surrounding
landscape would also be unaffected. Consequently, the VLC concurs with the findings of
the applicant’s assessment and considers that the same is suitable for the nature and
scale of the proposed development.
218. Contrary to the view of some interested parties, the Surrey Hills AONB Board has
considered the proposed development and concluded, in line with the judgement of the
VLC, that the proposal would have no impact upon the setting of the AONB.
219. Further, some interested parties have commented that the new 2 metre high fence around
the perimeter of the site would be intrusive and have a negative impact on the park’s
landscape and connectivity, and as such would not comply with the management plan for
the park. Concerns have also been raised about the impact of the fence on existing public
access arrangements and local ecology (preventing small mammals passing through the
golf course).
220. Waverley Borough Council (Parks and Countryside) have not raised objection to the
proposed perimeter fence. However, they have requested that both sides of the fence be
planted with suitable native hedge species so as to soften its appearance in the context of
the wider park and provide for further habitat and an additional source of food. Such
planting can be secured by way of planning condition should consent be granted. They
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have also commented that they would also like to see some re-alignment of the proposed
fence line, as the current proposals seem a little out of sync with the north-western
boundary of the applicant’s leased area. Re-alignment of the fence could also be
satisfactorily addressed by the imposition of a planning condition on any consent issued.
221. The applicant has clearly explained the proposed perimeter fence would seek to mitigate
safety concerns of people walking across the golf course and to prevent unauthorised
access to the facility after hours which has in the past lead to numerous incidences of antisocial behaviour including dog fouling and vandalism. Subject to satisfying Waverley
Borough Council of the alignment and screening of the proposed fence, and requiring
provision for small mammal migration across the application site, Officers consider that it is
a reasonable and proportionate measure in the circumstances.
222. Waverley Borough Council (Parks and Countryside) welcomes the addition of an
adventure golf area within golf course facility. However, they would favour a theme which
incorporates links to local history, sport, and the local area in general. This is another
matter that can be satisfactorily addressed by way of planning conditions.
223. Waverley Borough Council (Parks and Countryside) has also expressed their approval in
respect of the proposed permissive path to be provided as part of the development. In this
regard that have confirmed that the same will assist in the overall desire to improve
footpath and cycle links around the Broadwater Park complex, and have noted the
applicant’s intention work with the Borough Council outwith the subject planning application
in order to deliver an extension to the proposed permissive path (to the north) and
provision of a further permissive path to the east of the golf course.
224. Lastly, Waverley Borough Council (Parks and Countryside) have explained that as part of
overall improvements to Broadwater Park in general they are currently embarking on a
programme of revising site signage by way of a consistent theme and also the
rationalisation of all signage. To this end they would like to discuss proposals for revised
entrance signage to the golf course so as to ensure that it fits and that there is a move
away from the current signage on display. Signage relating to the golf course falls outside
the remit of the subject planning application and the County Planning Authority. This is
another matter the applicant will need to engage with the Borough Council about in future.
225. In respect of the driving range facility BERM outfield lighting, together with floodlights, is
proposed to improve upon the existing lighting arrangement and to increase customer
experience. Beam floodlights would be installed at low level along the length of the range,
thereby avoiding the need for high powered floodlights. On the driving range itself the
proposal is to install 2 x 400w metal halide floodlights in 7 ground level locations. Mounted
at 4m on the tee stalls of the driving range building, 7 x 400w metal halide floodlights are
proposed. In relation to the Adventure Golf Facility, the applicant proposes 5 x 8m high
columns with 400w metal halide floodlights. Having considered these proposals the CPA’s
Lighting Consultant considers that the driving range lighting proposed would be generally
contained on the driving range with minimal spill lighting. Similarly, in respect of the
Adventure Golf Facility the Lighting Consultant considers that light would be generally
contained within the boundary of this facility and the proposals are therefore acceptable
subject to floodlights being installed at a tilt angle of less than 15 degrees. Overall, the
Lighting Consultant considers the proposals to be acceptable subject to reasonable
operational hours which can be secured by way of planning conditions.

226. In respect of the proposed building, Officers acknowledge that it is to replace a similar
building, used for the same functional purpose, in a similar location. In this regard Officers
do not consider that the proposed building, albeit larger, would be out of character with the
nature of the land use as a golf course. Taking into account the considered views of the
LVC about the likely visual and landscape impact of the proposed development, and
considering the planting proposed to be undertaken as part of the development which is
primarily around the driving range facility, Officers do not consider that the physical
extension of the building would have an adverse impact on visual amenity or the local
landscape. The impacts of the building in the context of the Green Belt is discussed in
paragraphs 256 to 273 below.
227. Having regard to the matters discussed through this particular section of the report Officers
consider that Development Plan policies relating landscape and visual impact are satisfied
by the proposed development subject to conditions.
Ecology
228. The applicant has submitted an Ecological Walkover Assessment and Protected Species
Survey in respect of the proposed development. This provides the results of the extended
Phase 1 Habitat Survey of the existing golf course and adjacent areas of woodland. It
includes a full presence and absence reptile survey and Great Crested Newt habitat
suitability index surveys. It considers the nature conservation value of the habitats
identified and the potential for legally protected or notable species to be present at the
application site. Potential effects of the proposed development on such species and their
habitats are considered and, separately, issues associated with the legal protection
afforded to these animals are identified. Opportunities to avoid potential significant effects
and mitigation are also discussed. This report was updated in January 2019131.
229. The site consists of a 9-hole golf course and a driving range. It has been built on a former
landfill site with very thin soil coverage. The ecological survey area focussed on an area
comprising high maintenance grassland, scattered trees, scrub and an area of improved
grassland to the north.
230. The background ecological data search highlighted the statutory sites Wey Valley
Meadows SSSI some 300m to the north and Charterhouse to Eashing SSSI approximately
2km north of the application site. 11 non-statutory designated sites are recorded within 2
km of the site. The proposed development and ongoing management is not anticipated to
have an adverse impact on these sites.
231. There are records of protected species including 4x common reptiles, water vole and
dormouse, along with red and amber bird species within 2 km of the site. The application
site offers suitable habitat for bats, birds, and hedgehog.
232. A Great Crested Newt scoping survey highlighted 1 waterbody within 500 m of the
application site boundary (the distance newts travel from their breeding ponds) and 1
within the boundary. Both ponds were subjected to Habitat Suitability Index surveys, both
scored poor.
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233. Areas of improved grassland and scrub showed low suitable habitat for reptiles. The one
building on site showed negligible bat roost potential, several trees were noted with
potential roost features and habitats on site offer moderate suitability for foraging and
commuting bats, however no trees suitable for bat roosts would be affected by the
proposed development.
234. The applicant’s report identifies that ongoing management should seek to retain and
protect important habitats currently bordering the site. These include the retention of the
boundary trees where possible and woodland areas. If this is not possible then appropriate
mitigation and compensation measures would be required to ensure the sites biodiversity
value is maintained.
235. The report also highlights that the proposed development is an exciting and important
opportunity to vastly improve the biodiversity of the area. The carefully designed woodland
planting and eco-friendly drainage ditches across the application site, will rapidly be
colonised through natural succession. The new layout will also create both habitat
corridors and wildlife havens, providing ecological niches and an overall high net biological
gain over the present habitats and the wider area.
236. It also explains that any disturbances would be temporary and adequately compensated
for with stringent mitigation measures employed and monitored throughout the construction
phase of the development and into its operational phase; and emphasises that the
applicant has worked closely with Ecologists to vastly improve the ecological value of the
application site. The planting of wild areas and thousands of new trees all go towards an
important biodiversity gain over the existing situation in compliance with the Framework.
237. The proposed development includes ecological compensatory and enhancement
measures relating to woodland; wild areas; wildflower/rough grassland; wetland; new
ponds; habitat corridors; and additional habitat132 as set out in paragraphs 33 and 34
above.
238. SCC’s Ecologist has evaluated the proposed development. In this regard it has been
explained that there is no objection to the proposal as the applicant’s ecological reports are
sufficient to conclude that there will be no adverse ecological impacts and no further
surveys are required. Moreover, the Ecologist considers that there are positive ecological
enhancements that can be achieved through the proposal. The Ecologist points to the
mitigation measures to be employed during the construction phase of the development and
has recommended that these be secured by planning condition. In relation to the
ecological enhancements proposed the Ecologist has recommended that the applicant be
required to provide a 10-year Landscape and Ecological Management Plan so as to secure
these measures and provide certainty that they will be delivered and managed in the longterm.
239. As discussed in paragraphs 109 and 110 above Waverley Borough Council (Parks and
Countryside) have raised concern about the nature of the soil to be deposited on the
application site. Additionally, they have expressed their dissatisfaction about the
applicant’s proposal to include Red Oak as a tree species to be planted. The Borough
Council would prefer to see this species replaced with Maple. The issues relating to soil
has been dealt with in paragraphs 109 and 110. So as to ensure that tree species
acceptable to the Borough Council are provided as part of the development Officers could
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impose a condition requiring the submission of a landscape specification for tree planting
in accordance with BS 3926. Interested parties have questioned the effect of the proposed
perimeter fencing on wildlife. SCC’s Ecologist does not consider that it would adversely
affect the same subject to the provision of appropriate gaps within the fence to allow for
small mammals to pass through the fence and application site. Such provision could be
satisfactorily secured by way of condition.
240. For the reasons set out above Officers consider that the proposal satisfies Development
Plan policy in respect of ecological matters subject to a range of conditions.
Heritage Assets
241. The two Listed Buildings133 that once formed part of Broadwater Park, together with the
lake to the east, are all that remain of what was once a small mid-19th century estate.
Whilst the principal residence and many of the estate buildings have been lost, the area of
park remains open land, with little significant housing development, save for the buildings
of Broadwater School and those associated with the leisure activities that now occupy
much of its grounds. All the historic and Listed Buildings that line the southern side of the
A3100 Guildford Road (Meadrow) form part of a ribbon development situated along, and
facing onto, a significant roadway. This has, in all cases, provided their historic setting
since the date of their construction.
242. The applicant has submitted a Heritage Statement134 in support of the proposed
development. This explains that the application site itself is almost entirely overlying a
historic landfill site, with the result that little or no buried archaeological remains will
survive. The proposed development will not involve the reduction in the existing ground
surface. It is therefore not anticipated that there will be any impact upon any buried
archaeological remains. Moreover, there are no Heritage Assets within the curtilage of the
application site.
243. In respect of the effect of the development upon the setting of Heritage Assets the
applicant’s assessment explains that it will not lead to any change in the open nature of the
application site, with the existing golf course use continuing post development. It
acknowledges that the development will lead to a temporary increase in HGV traffic along
the road onto which the majority of Heritage Assets face and that this will increase noise,
dust and vibration levels for the duration of the development. Such traffic will be arriving at
the site from the north-east, thereby impacting upon those Heritage Assets located
immediately adjacent to, or north-east of, the application site access.
244. In order to determine whether the proposal will have an impact upon the setting of Heritage
Assets, it is first necessary to assess whether and how the setting makes a contribution to
their significance. As the applicant’s assessment explains, in this case the highlighted
Heritage Assets (those along the A3100 to the south of the application site) are, and have
always been, located alongside a roadway, with the result that their setting is in fact closely
interdependent upon the continued use of that roadway. Indeed the most significant threat
to that setting would be either the closure of the roadway or the assets’ separation from it.

‘Former dairy opposite Nos. 1 & 2 Stable Cottages’ (Historic England List ID 1352720) 90m north-east;
and ‘Former kitchen garden wall’ (Historic England List ID 1293456) 120m north;
134 Heritage Statement dated June 2017
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245. Consequently, the applicant’s assessment explains that the increase in noise, dust and
vibration, from the increased use of the roadway, while it might impact upon the senses of
individuals in the vicinity, will not impact upon the setting of any Heritage Assets, since that
setting is in no way dependent upon an absence of noise, dust and vibration. Indeed it
could be argued that it is very much part of that setting.
246. SCC’s Historic Buildings Officer (HBO) has evaluated the proposed development and
considered the applicant’s assessment. In addition the HBO has reviewed the first edition
ordnance survey map for the relevant area. This shows that the majority of the area was
parkland with a drive through it and the lake with the same outline including its distinctive
island. Providing any landraising undertaken has a natural profile in the context of the area
the HBO agrees with the applicant’s assessment that the setting of nearby Listed Buildings
will not be affected from the physical change. Similarly, with regard to temporary impact of
HGVs the Officer does not consider that this will have any material impact on the fabric of
Listed Buildings.
247. Consequently, Officers consider that the proposal has been assessed in accordance with
Framework and that there will be no material impact on the special interest of any Listed
Buildings as a result of the proposed development. For these reasons Officers conclude
that the proposal satisfies Development Plan policies relating to Heritage Assets.
Environment and Amenity Conclusion
248. In respect of dust, vehicle emissions, noise, flood risk, and landscape and visual impact it
has been demonstrated by the provision of appropriate information that the proposed
development would not give rise to unacceptable impacts subject to a range of conditions.
In relation to Heritage Assets it has been determined by the applicant’s assessment and
Surrey County Council’s Historic Buildings Officer that the proposal would not give rise to
material impacts on the special interest of any Listed Buildings or buried archaeological
remains. From an ecological perspective the proposal will, subject to a range of
conditions, facilitate positive ecological enhancements to the application site and wider
Broadwater Park complex without giving rise to any adverse ecological impacts. Officers
do not consider that matters pertaining to vermin, odour and stability are relevant to the
proposal considering the nature of the same. In this context therefore Officers consider
that the development, as a whole, has been well-designed so that upon completion it
would, subject to conditions, bring about a substantial improvement to the quality of the
golf course and in turn contribute positively to the character and quality of the wider
Broadwater Park complex.
249. Accordingly, considering paragraphs 189 to 247 above, Officers conclude that the
proposal, subject to a range of conditions, satisfies Policies DC2 and DC3 of the SWP;
Policies SP1, SP2, LRC, RE3, HA1, NE1, CC1, CC2, and CC4 of the WLP; and Policies
D1, D2, D3, and D5 of the SWLP.

Metropolitan Green Belt

Development Plan Policy
Surrey Waste Plan 2008 (SWP)

Policy CW6 – Green Belt
Waverley Borough Local Plan Part 1: Strategic Policies and Sites 2018 (WLP)
Policy RE2 – Green Belt
Policy Context
249. The National Planning Policy Framework 2019 (the Framework) explains at paragraph 133
that the Government attaches great importance to Green Belts. The fundamental aim of
Green Belt policy is to prevent urban sprawl by keeping land permanently open; the
essential characteristics of Green Belts are their openness and their permanence.
250. In addition to their aim, paragraph 134 of the Framework explains that the Green Belt
serves five purposes: (a) to check the unrestricted sprawl of large built-up areas; (b) to
prevent neighbouring towns merging into one another; (c) to assist in safeguarding the
countryside from encroachment; (d) to preserve the setting and special character of
historic towns; and (e) to assist in urban regeneration, by encouraging the recycling of
derelict and other urban land.
251. Paragraph 143 of the Framework is clear that inappropriate development is, by definition,
harmful to the Green Belt and should not be approved except in very special
circumstances. When considering any planning application, the CPA should ensure that
substantial weight is given to any harm to the Green Belt. ‘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.135
252. Moreover, the CPA should regard the construction of new buildings as inappropriate in the
Green Belt. Exceptions to this are: (a) buildings for agriculture and forestry; (b) the
provision of appropriate facilities (in connection with the existing use of land or a change of
use) for outdoor sport, outdoor recreation, cemeteries and burial grounds and allotments,
as long as the facilities preserve the openness of the Green Belt and do not conflict with
the purposes of including land within it; (c) the extension or alteration of a building provided
that it does not result in disproportionate additions over and above the size of the original
building; (d) the replacement of a building, provided the new building is in the same use
and not materially larger than the one it replaces; (e) limited infilling in villages; and (f)
limited affordable housing for local community needs under policies set out in the
development plan (including policies for rural exception sites); and (g) limited infilling or the
partial or complete redevelopment of previously developed land.136
253. Moreover, paragraph 146 of the Framework explains that certain other forms of
development are also not inappropriate in the Green Belt provided they preserve its
openness and do not conflict with the purposes of including land within it. These are: (a)
mineral extraction; (b) engineering operations; (c) local transport infrastructure which can
demonstrate a requirement for a Green Belt location; (d) the re-use of buildings provided
that the buildings are of permanent and substantial construction; (e) material changes in
the use of land (such as changes of use for outdoor sport or recreation, or for cemeteries
and burial grounds); and (f) development brought forward under a Community Right to
Build Order or Neighbourhood Development Order.
254. Policy CW6 of the SWP states that there is a presumption against inappropriate waste
related development in the Green Belt except in very special circumstances. Very special
circumstances to justify inappropriate development in the Green Belt will not exist unless
135
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the harm by reason of inappropriateness, and any other harm, is clearly outweighed by
other considerations. The policy outlines that the following considerations may contribute
to very special circumstances: (a) the lack of suitable non-Green Belt sites; (b) the need to
find locations well related to the source of waste arisings; (c) the characteristics of the site;
and (d) the wider environmental and economic benefits of sustainable waste management
including the need for a range of sites.
255. Policy RE2 of WLP explains that the Green Belt will continue to be protected against
inappropriate development in accordance with the Framework. In accordance with national
planning policy, new development will be considered to be inappropriate and will not be
permitted unless very special circumstances can be demonstrated. Certain forms of
development are considered to be appropriate in the Green Belt. Proposals will be
permitted where they do not conflict with the exceptions listed in national planning policy.
The Development
256. As set out at paragraphs 25 to 49 above, the development proposed comprises an
engineering operation (capping and remodelling of the golf course) and built-development
in the form of a replacement driving range building, Adventure Golf Facility, and associated
golf course infrastructure (perimeter fencing, driving range netting, lighting, extension to
the existing car park, and hard landscaping features etc.).
257. It would also involve temporary improvement to the existing vehicular access,
establishment of a temporary contractors’ compound, siting of a temporary wheelwash
facility together with a single soil screener and a temporary administration office, 4 x large
stockpiles of inert waste material, the operation of a range of plant and machinery, erection
of tree protection fencing, the employment of a road sweeper, and 70 HGV trips (140 HGV
movements) per working day, all over a temporary period of 18-24 months.
Effect on Openness
258. ‘Openness’ means the absence of ‘development’.
259. The applicant submits that “as an ‘engineering operation’ is being carried out by virtue of
the proposed development, and not new ‘buildings, to provide appropriate facilities for
‘outdoor sport and recreation’ the principle of the proposal is not inappropriate.” Further,
the applicant asserts that “it is also important to note that the proposal is appropriate for
outdoor sport and recreation and it is by virtue of its appropriate nature that ‘preserves the
openness of the Green Belt’ and also that there will be no change in the use of the land as
it will remain as (a) a golf course and (b) the proposal will not result in the any material
intensification in the use of the club. Accordingly, the proposal also ‘does not conflict with
the purpose of including land within it [the Green Belt]’.”137
260. Officers take a different view. The development proposed would introduce structures,
works and activities to land where they would adversely impact the openness of the Green
Belt. Officers acknowledge that the development seeks to enhance an existing outdoor
sport and recreation land use and that the development would be temporary and limited in
nature. However, the features described in paragraphs 25 to 49 above would not preserve
the openness of the Green Belt for the duration of the construction phase of the
development. Similarly, as discussed in paragraphs 212 to 227 above, the construction
phase of the development is likely to have a limited, localised and temporary adverse
effect on the visual amenity of the Green Belt. Accordingly, Officers consider the
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engineering aspects of the development to be ‘inappropriate development’ in the Green
Belt.
261. Moreover, paragraph 145 of the Framework is unequivocal. New buildings in the Green
Belt are ‘inappropriate’ unless they are: (a) appropriate facilities for outdoor sport and
outdoor recreation; and (b) they preserve the openness of the Green Belt and do not
conflict with the purposes of including land within it. This paragraph creates a prima facie
rule namely that the construction of new buildings is inappropriate. It then goes on to state
that there are certain ‘exceptions to this’. All of these exceptions need to be met in order
for the relevant building to be considered ‘not inappropriate’. Although Officers accept that
the proposed building would amount to an appropriate facility for outdoor sport and
recreation, Officers do not consider that the proposed building preserves the openness of
the Green Belt due to its scale in the context of the existing building. Accordingly, Officers
also consider that the proposed building is ‘inappropriate development’ in the Green Belt.
262. Given the location and nature of the application site and the site-specific proposal Officers
accept that the development proposed would not result in urban sprawl, lead to the
merging of neighbouring towns, encroach on the countryside, or undermine the setting and
special character of historic towns. Moreover, for the same reasons Officers do not
consider that the development would undermine urban regeneration.
263. In respect of the engineering works and the degree of harm to openness, Officers consider
that this would be limited to the duration of the engineering works which would last 18 - 24
months following which the openness and visual amenities of the Green Belt would be fully
restored in the context of the existing land use. In respect of the building and the degree of
harm to openness, Officers conclude that the building would result in moderate harm given
the nature of the existing use, the location of the building within the golf course, and the
scale of the existing building to be replaced. Additionally, any enhancement of the existing
golfing facilities leading to an increase in on-site activity following completion of the
development should not give rise to any additional loss of openness. Accordingly, although
the development proposed would undermine the fundamental aim of the Green Belt this
would, in large, be temporary and otherwise moderate, and therefore Officers consider that
the proposal as a whole would have a limited impact on the openness of the Green Belt.
264. Accordingly, there is a presumption against the grant of consent for the proposed
development except in very special circumstances. Very special circumstances to justify
the development in the Green Belt will not exist unless the harm by reason of
inappropriateness, and any other harm, is clearly outweighed by other considerations.
Other Harm
265. The potential for other harm has been assessed earlier in this report with regard to
highways, traffic and access; air quality; noise; flood risk; landscape and visual impact;
ecology; and Heritage Assets. Officers have concluded that the development would be
beneficial in respect of the sustainable management of waste in the County and would
result in a net gain to local biodiversity over the long-term. Otherwise the development
would have no adverse effect in respect of flooding; air quality; noise; landscape; and
Heritage Assets. During its construction phase the development would have a temporary,
limited and localised adverse impact on visual amenity. Officers have concluded that any
harm arising from the development can be mitigated to acceptable levels by the imposition
of planning conditions.

Very Special Circumstances
266. Policy CW6 of the SWP outlines that the following considerations, taken individually or
cumulatively, may contribute to very special circumstances: (a) the lack of suitable nonGreen Belt sites; (b) the need to find locations well related to the source of waste arisings;
(c) the characteristics of the site; and (d) the wider environmental and economic benefits of
sustainable waste management including the need for a range of sites. It is not necessary
to show that each and every factor in itself amounts to a very special circumstance, but
that the combination of circumstances, viewed objectively, is capable of being described as
‘very special’. A number of ordinary factors may, when combined together, result in
something very special. That is a matter for the planning judgement of the decision-taker.
267. Given the applicant’s stance on whether the development is inappropriate or not, specific
considerations have not been advanced in the context of ‘very special circumstances’.
However, the applicant has made reference, in the context of Green Belt, to the need for
and benefits to arise from capping the landfill, and the biodiversity enhancements to arise
from the development.
268. As discussed in the ‘Sustainable Waste Management’ section of this report, Officers
consider the proposal amounts to a temporary waste management facility concerned with
the recovery of inert waste for the purposes of landraising by engineering operations. In
this respect the proposal has been assessed against policies WD2, CW4 and CW5 of the
SWP and found to be compliant.
269. It is acknowledged that the principal reason for undertaking the development is to remedy
the problems arising from ongoing landfill settlement. A necessary consequence of this
remedy would be to remodel the golf course and enhance its existing facilities including the
establishment of a rainwater harvesting regime so as to manage surface water and sever
the golf club’s reliance on mains water supply for irrigation. In these respects Officers
have reasonably concluded that the development would result in the substantial
improvement in the quality of the application site, that there are no satisfactory alternatives
to achieving these improvements, and that the minimum volume of waste requisite would
be involved, all in accordance with policy WD7 and WD8 of the SWP. Officers consider
that such a substantial improvement should be afforded substantial weight in the context of
very special circumstances.
270. Further, Officers have explained that large volumes of inert construction, demolition and
excavation waste are managed in Surrey annually and that a majority of this waste is
landfilled, which in line with the WMP and NPW is considered to be the least preferable
option for waste management. Although a high proportion of Surrey’s waste is being
managed through reuse, recycling and recovery, a lack of facilities for recycling and
recovery within the County means that Surrey is still reliant on landfill capacity to be
considered net self-sufficient. Consequently, there is a need to significantly improve the
infrastructure provided within Surrey to manage waste without endangering human health
or the environment and to enable communities to take responsibility for the waste
produced138. In this context the development proposed would provide for some 342,578
tonnes (214,111m3) of additional sustainable waste management capacity over a two-year
period. This is a modest but significant contribution to the County’s sustainable waste
management capacity. The CPA has not received any objection to the proposal from
mineral operators in Surrey and in 2016/2017 and 2017/2018 no mineral workings sought
to extend the time-period for restoration as a result of a lack of inert waste material.
Accordingly, Officers consider that the development would contribute to the sustainable
management of waste materials in Surrey in a proximate location and in accordance with
the SWP and NPW albeit for a temporary period and a limited volume of materials.
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Officers consider that the wider environmental and economic benefits of sustainable waste
management should also be afforded significant weight in the context of very special
circumstances.
271. Notwithstanding this, Officers consider that the proposal would result in a substantial
improvement in the quality of the application site by way of remedying the problems arising
from landfill settlement which cannot be achieved in another satisfactory way; providing for
a sustainable rainwater harvesting, storage and irrigation scheme thereby cutting the golf
course’s reliance on mains water supply and reducing pressure on the wider public supply;
securing the future of an existing local business and public outdoor recreation and leisure
facility; and providing for a net gain to biodiversity in the local area over the long-term.
Officers consider that these qualitative and operational benefits (which would also have
wider environmental and economic benefits) in relation to an existing outdoor recreation
use in the Green Belt, in the absence of viable and reasonable alternatives to securing
these benefits, should be afforded significant weight in relation to very special
circumstances.
272. Viewed objectively and taken together, Officers consider that the wider environmental and
economic benefits the development would bring about as a result of sustainable waste
management and the substantial improvement in the quality of the application do amount
to ‘very special circumstances’ which clearly outweigh the harm arising out of
inappropriateness; the limited harm to openness arising from the development as a whole,
and the limited, localised and temporary adverse harm to visual amenity (including that of
the Green Belt) during the construction phase of the development.
Green Belt Conclusion
273. Officers consider that there is a clear need to provide sustainable waste management
facilities in Surrey. The proposal would facilitate the sustainable management of waste in
Surrey in a way that it achieves a substantial improvement in the quality of the application
site. This substantial improvement would bring about qualitative and operational benefits at
an existing outdoor sport and recreational facility and wider environmental and economic
benefits. Officers attach significant weight to both these factors. Officers therefore
conclude that the harm arising out of inappropriateness, the limited impact on openness,
and the temporary, limited and localised adverse visual impact of the development, is
clearly outweighed by the factors referred to so as to amount to the very special
circumstances necessary to justify the grant of planning permission subject to conditions.
In this respect, Officers consider that the development satisfies policy CW6 of the SWP
and policy RE2 of WLP.

HUMAN RIGHTS IMPLICATIONS

274. The Human Rights Act Guidance for Interpretation, contained in the Preamble to the
Agenda is expressly incorporated into this report and must be read in conjunction with the
following paragraph.
275. Officers do not consider that the proposal engages any Convention rights.

CONCLUSION
276. The development proposed seeks to address unique circumstances relating to an existing
and long-standing golf course developed on a historic mixed-waste landfill. The
environmental, health and safety, and business problems resulting from the settling landfill
are evident. The proposed development is to take place within the Green Belt. The
application site is not subject to any landscape or nature conservation designation and is
serviced by the primary road network. There are a number of Heritage Assets within close
proximity to the golf course.
277. The proposed development, which appears to be the only practicable and sustainable
option available, seeks to remedy these problems by capping the landfill and remodelling
the golf course as a consequence. Additionally, a range of existing golf course
infrastructure would be necessarily enhanced and replaced including the driving range
building. A new adventure golf facility would also be provided.
278. A relatively moderate volume of inert waste materials generated in Surrey and elsewhere
would be imported to the application site over a two-year period to facilitate the
development. The proposal would therefore provide Surrey with an equivalent amount of
additional and sustainable waste management capacity. Officers consider that the use of
inert waste as proposed would be for beneficial purposes and as a result for the purposes
of ‘recovery’ in the context of land-use planning.
279. The proposed ground levels have been designed to take account of the minimum depth of
landfill cap required, necessary positive drainage falls so as to direct surface water away
from Broadwater Lake, to the proposed water storage lagoon and soakaways situated
beyond the landfill. The proposal includes significant tree planting and the depth of soil
material to be deposited across the application site has taken account of the rooting and
landfill cap requirements in this respect.
280. The statutory development plan for consideration of the application comprises the Surrey
Waste Plan 2008, the Waverley Borough Local Plan Part 1: Strategic Policies and Sites
2018, and the saved policies of the Waverley Local Plan 2002. In considering the
development Officers have assessed its acceptability against the development plan
policies and material considerations in respect of sustainable waste management;
highways, traffic and access; air quality; noise; flood risk; landscape and visual impact;
ecology; Heritage Assets; and the Metropolitan Green Belt.
281. Statutory and non-statutory consultees have not raised objection to the development
subject to a range of conditions. Interested parties have raised concerns about the
development in relation to nature conservation; public access; noise; air quality; visual
amenity; landscape; the Surrey Hills AONB; and highways, traffic and access. However,
as discussed throughout the report these concerns have not been borne out by the
investigations and assessments undertaken by the applicant, statutory consultees, and the
CPA’s technical consultees. Officers have concluded that any potential harm can be
mitigated to acceptable levels by the imposition of planning conditions and therefore
assess the development to be in compliance with all relevant Development Plan policies.
282. Officers have concluded that the development is inappropriate development in the Green
Belt and that there is a presumption against the grant of consent for the same except
where very special circumstances are demonstrated. Officers consider that there is a clear
need to provide additional sustainable waste management facilities in Surrey and that the

proposal would facilitate the sustainable management of waste in a way that it achieves a
substantial improvement in the quality of the application site. Officers consider that this
substantial improvement would bring about qualitative and operational benefits at an
existing outdoor and public sport and leisure facility and wider environmental and
economic benefits. Officers have therefore concluded that the harm arising out of
inappropriateness, and any other harm, is clearly outweighed by other considerations so
as to amount to the very special circumstances necessary to justify the grant of planning
permission subject to conditions.
RECOMMENDATION
283. Officers recommend that planning application Ref. WA/2018/0097 be GRANTED subject to
conditions:
Conditions:
Commencement

1.
The development hereby permitted shall be begun no later than the expiration of three
years beginning with the date of this permission. The applicant shall notify the County Planning
Authority in writing within 7 days of commencing the development.

Approved Plans

2.
The development hereby permitted shall be carried out in all respects strictly in accordance
with the following plans:
Drawing Ref. 811.01 Rev B Existing Site Plan dated 5 October 2017
Drawing Ref. 811.02 Rev B Grading Plan dated 29 July 2017
Drawing Ref. 811.03 Rev B Landscape Plan dated 29 July 2017
Drawing Ref. 811.04 Rev C Cross Sections dated 22 December 2017
Drawing Ref. 811.05 Rev D Contractors Works Plan dated 22 December 2017
Drawing Ref. 811.06 Rev B Rainwater Harvesting Plan dated 29 July 2017
Drawing Ref. 811.07 Rev C Application Boundary Plan dated 5 October 2017
Drawing Ref. 811.08 Rev B Hard Landscape Features dated 29 July 2017
Drawing Ref. 811.09 Rev B Adventure Golf Course dated 5 October 2017
Drawing Ref. 811.11 Rev A Phasing Plan dated 29 July 2017
Drawing Ref. 811.12 Rev C Covered Bays Building dated 5 October 2017
Drawing Ref. 811.13 Rev C Control of Surface Water Runoff dated 29 July 2017

Drawing Ref. 811.14 Contractors Works Plan Further Details dated 19 July 2017
Drawing Ref. 811.15 Rational Plan dated 29 July 2017
Drawing Ref. 001 Proposed Construction Site Access dated 7 March 2018
Drawing Ref. G20371/101 Rev. A Visibility Splay dated January 2016
Drawing Ref. TPP-CC/403 AR2848 Tree Protection Plan Rev 0 dated 8 March 2016

Duration
3.
The development hereby permitted shall be completed in all respects within 24 months
from the date that the development is commenced as notified to the County Planning Authority in
accordance with condtiion 1 above. The applicant shall notify the County Planning Authority in
writing within 7 days of completion of the development.
Volume of Waste
4.
No more than 342,578 tonnes (214,111m3) of inert waste material shall be deposited on
the application site in order to facilitate the development. Accurate daily records of the volumes of
inert waste deposited shall be maintained for the duration of the development and made available
to the County Planning Authority within 7 days of such request.
Hours of Operation
5.
During the construction phase of the development no lights shall be illuminated nor shall
any operations or activities authorised or required by this permission be carried out except
between 0730 to 1830 Monday to Friday. No activities or operations shall be undertaken on
Saturdays, Sundays or bank, public or national holidays. This condition shall not prevent working
in emergencies to maintain safe site operations. Such emergencies shall be notified to the County
Planning Authority in writing as soon as practicable and in any case within 5 working days.
6.
Notwithstanding condition 5 above, construction traffic shall only access and egress the
application site between 0730 and 1630 hours on Monday to Friday. No construction traffic shall
access or egress the application site on Saturdays, Sundays or bank, public or national holidays.
7.
Lighting associated with the driving range and adventure golf facility shall be installed at a
tilt angle of less than 15 degrees and be switched off at 2200 hours.
Highways, Traffic and Access
8.
The development hereby permitted shall not commence until the proposed modified
vehicular access to Meadrow (A3100) and associated visibility splays have been provided in
accordance with Drawing Ref. 001 Proposed Construction Site Access dated 7 March 2018 and
Drawing Ref. G20371/101 Rev. A Visibility Splay dated January 2016 so as to safely
accommodate the movement of construction traffic.
9.
The development hereby permitted shall not commence until a Construction Transport
Management Plan (CTMP), in general accordance with Drawing Ref. 811.05 Rev. D Contractors
Works Plan dated 22 December 2017 and Drawing Ref. 811.14 Contractors Works Plan Further
Details dated 19 July 2017 has been submitted to and approved in writing by the County Planning
Authority. The CTMP shall include details of:

(a) Parking for vehicles of site personnel, operatives and visitors;
(b) Loading and unloading of plant and materials, storage of plant and materials, no more
than 70 deliveries to the application site per weekday, and no deliveries at weekends,
bank, national or public holidays;
(e) Provision of boundary hoarding behind any visibility zones;
(f) Measures to prevent the deposit of materials on the highway;
(g) Vehicle routing;
(h) Before and after construction surveys of the highway and a commitment to fund the
repair of anydamaged caused as a result of the development;
(i) Deliveries to take place between 0700 to 1630 hours Monday to Friday only;
(j) No HGVs associated with the development to park and/or wait on Meadrow at any time;
and
(k) On-site turning for construction vehicles.
Only the approved details shall be implemented and they shall be maintained for the
duration of the construction of the development.
10.
The development hereby permitted shall not be opened to paying customers unless and
until the vehicular access and associated footway have been reinstated to their original
width/layout in accordance with a scheme to be submitted to and approved in writing by the
County Planning Authority.
11.
The development hereby permitted shall not be opened for paying customers unless and
until space has been laid out within the application site in accordance with the approved plans
listed in condition 2 above and for vehicles to be parked and turned so that they enter and leave
the site in forward gear. Thereafter the parking and turning areas shall be retained and
maintained for their designated purpose.
12.
The development hereby permitted shall not be opened to paying customers unless and
until the following measures have been provided in accordance with a scheme to be submitted to
and approved in writing by the County Planning Authority:
(a) The secure parking of bicycles within the development site;
(b) Providing safe routes for pedestrians and cyclists to travel within the site and between
the site and Meadrow (A3100); and
(c) Information to be provided to staff and visitors regarding the availability and
whereabouts of sustainable travel options including bus and cycle routes.
The approved measures shall be provided, retained and maintained for the duration of the
development.

Landfill Gas
13.

No soil, clay or inert waste material shall be deposited on the application site until the
following details have been submitted to and approved in writing by the County Planning
Authority:
(a) A landfill gas risk assessment strategy that includes the number and locations of
proposed monitoring boreholes (both in the waste and in natural ground around the site
perimeter), and the frequency and duration of the baseline gas monitoring period;
(b) A Landfill Gas Risk Assessment (LGRA) (to include on-site and off-site sensitive
receptors) based upon the approved baseline gas monitoring as per (a) above; and
(c) A Landfill Gas Management Plan (LGMP) including (i) a monitoring plan for the
construction phase and for 10-year management period; (ii) landfill gas compliance limits
for the protection of both on-site and off-site receptors; (iii) a mitigation strategy,
contingency action plan, and verification plan to address any exceedances of the
compliance limits and/or predicted/potential negative impacts (as described in the
approved LGRA).

14.

Monitoring and management of landfill gas shall be undertaken in accordance with the
approved LGMP (as per condition 13 above) and verification reports shall be submitted to
the CPA for approval in writing at the following intervals:
(a) Within 4-weeks of completion of the construction phase of the development; and
(b) Every 3-years following completion of the development for the 10-year management
period.
Ground and Surface Water

15.

The development shall not commence until a Groundwater and Surface Water Monitoring
and Management Plan (GSWMMP) has been submitted to and approved in writing by the
County Planning Authority. The GSWMMP shall incorporate the following details:
(a) A written scheme of groundwater and surface water monitoring, sampling and testing;
(b) Leachate and groundwater monitoring and sampling network and a programme for
baseline monitoring, sampling and laboratory testing;
(c) Establishment of a surface water monitoring and sampling network and a programme
for baseline monitoring, sampling and laboratory testing;
(d) After initial baseline conditions are established, the preparation of a baseline monitoring
report and further assessment to determine the risk to groundwater, surface water and
human health from the development;
(e) Subject to the outcomes of (a) to (d) above and before commencement of any
earthworks, the preparation of an Operational Management Plan, Mitigation and/or
Remediation Strategy (if necessary), Construction and Post-Construction Phase
Monitoring Plan, compliance limits (trigger and action levels) for contaminants of concern,
and as necessary a Contingency Action Plan; and

(f) A programme for regular report submissions to the County Planning Authority for
approval including monitoring and review reports during the construction of the
development and verification reporting on completion of the development.
The Groundwater and Surface Water Monitoring and Management Plan shall be
implemented and maintained as approved.
Surface Water Drainage
16.

The development shall not commence until details of the design of a surface water
drainage scheme have been submitted to and approved in writing by the County Planning
Authority. The design must satisfy the SuDS Hierarchy and be compliant with the national
Non-Statutory Technical Standards for SuDS, NPPF, and Ministerial Statement on SuDS.
The surface water drainage scheme shall include:
(a) Evidence that the proposed solution will effectively manage the 1 in 30 & 1 in 100
(+40%) allowance for climate change storm events during all stages of the development
(Pre, Post and during), associated discharge rates and storages volumes shall be provided
using maximum Greenfield discharge rates of 12.7 litres/sec 1 in 2 year, 16.2 litres/sec 1 in
30 year and 16.6 litres/sec 1 in 100 year + 40% (as per the SuDS pro-forma or otherwise
as agreed by the County Planning Authority);
(b) Detailed drainage design drawings and calculations to include finalised drainage layout
detailing the location of drainage elements, pipe diameters, levels, and long and cross
sections of each element including details of any flow restrictions and maintenance/risk
reducing features (silt traps, oil interceptors, inspection chambers etc.);
(c) Details of how the scheme will be protected during construction and how runoff
(including any pollutants) from the development site (including the car park) will be
managed before the drainage system is operational;
(d) Details of drainage management responsibilities and maintenance regimes for the
drainage system; and
(e) A plan showing exceedance flows (i.e. during rainfall greater than design events or
during blockage) and how property on-site and off-site will be protected.
The approved details shall be implemented and maintained for the duration of the
development.

17.

Prior to the first occupation of the development, a verification report carried out by a
qualified drainage engineer and demonstrating that the drainage system has been
constructed as approved in accordance with condition 16 above must be submitted to and
approved in writing by the County Planning Authority.

18.

No surface water from the application site shall flow into Broadwater Lake to the east of the
application site.
Construction Environmental Management Plan

19.

Within 6 months of the date of this permission a site-specific Construction Environmental
Mangement Plan (CEMP) in general accordance with Paragraphs 8.1 to 8.4 and Appendix
D of Air Quality Assessment Ref. VC-170613-AQ-RP-0001 R01 dated 25 July 2017 shall
be submitted to the County Planning Authority for approval.

The approved CEMP shall be implemented and maintained for the duration of the
construction phase of the development.
Ecology
20.

As per Arboricultural Tree Assessment and Method Statement dated March 2016 and
Drawing Ref. TPP-CC/403 AR2848 Tree Protection Plan Rev 0 dated 8 March 2016, all
trees to be retained in and around the application site shall be protected from construction
activities in accordance with BS 5837:2012 Trees in relation to design, demolition and
construction.

21.

Within 6 months of the date of this permission a Landscape Specification for Tree Planting
shall be submitted to the County Planning Authority for approval. This scheme shall
include details of how topsoil and trees are to be provided on the application site in
accordance with BS 3882: 2015 Specification for topsoil; and BS 3936-1:1992 Nursery
stock, Specification for trees and shrubs. The development shall be undertaken in
accordance with the approved details.

22.

Within 6 months of the date of this permission a 10-year Landscape and Ecology
Management Plan (LEMP) (5-years maintenance and 5-years aftercare shall be submitted
to the County Planning Authority for approval. The LEMP shall:
(a) Demonstrate how new planting is to develop from newly planted to established habitat;
(b) Provide for the management of new planting and habitat primarily for ecological
benefits;
(c) Set out how the landscape will be maintained including tree aftercare and replacement;
and
(d) Be in general accordance with Drawing Ref. 811.03 Rev B Landscape Plan dated 29
July 2017 and paragraphs 5.41 to 5.4.7 of Ecological Walkover Assessment and Protected
Species Survey dated 7 July 2016.
The LEMP shall be implemented and maintained as approved.
Perimeter Fencing

23.
Within 6 months of the date of this permission details of the perimeter fencing to be
provided around the application site shall be submitted to the County Planning Authority for
approval. These details shall include:
(a) The specifications, location, alignment and extent of the perimeter fencing;
(b) Native hedge planting specifications for both sides of the fence including maintenance
responsibilities and regimes;
(c) Provision for 13cm x 13cm gaps every 100m to allow small mammals to pass
unhindered.

The details shall be implemented and maintained as approved.
Adventure Golf
24.

Within 6 months of the date of this permission details of the theme for the adventure golf
facility shall be submitted to the County Planning Authority for approval. The approved
details shall be implemented and maintained for the duration of the development.
Reasons:

1.

To comply with Section 91 (1)(a) of the Town and Country Planning Act 1990 as amended
by Section 51 (1) of the Planning and Compulsory Purchase Act 2004.

2.

For the avoidance of doubt and in the interests of proper planning.

3.

So as to comply with the terms of the application and in the intests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

4.

So as to comply with the terms of the application and so as to not prejudice the timely
restoration of mineral workings in the locality in accordance with Policy WD7 of the Surrey
Waste Plan 2008.

5.

So as to comply with the terms of the application and in the intests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

6.

So as to comply with the terms of the application and in the intests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

7.

So as to comply with the terms of the application and in the intests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

8.

In order that the development does not prejudice highway safety nor cause inconvenience
to other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.

9.

In order that the development does not prejudice highway safety nor cause inconvenience
to other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.

10.

In order that the development does not prejudice highway safety or cause inconvenience
to other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.

11.

In order that the development does not prejudice highway safety or cause inconvenience
to other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.

12.

In order that the development does not prejudice highway safety or cause inconvenience
to other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.

13.

In the interests of the environment, local amenity and human health in accordance with
Policy DC3 of the Surrey Waste Plan 2008.

14.

In the interests of the environment, local amenity and human health in accordance with
Policy DC3 of the Surrey Waste Plan 2008.

15.

In the interests of the environment, local amenity and human health in accordance with
Policy DC3 of the Surrey Waste Plan 2008.

16.

To ensure the design meets the national Non-Statutory Technical Standards for SuDS and
the final drainage design does not increase flood risk on or off site in accordance with
Policy DC3 of the Surrey Waste Plan 2008.

17.

To ensure that the drainage system is constructed to the National Non-Statutory Technical
Standards for SuDS.

18.

So as to comply with the terms of the application and in the intests of local amenity and the
environment in accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved
Policy D1 of the Waverley Borough Local Plan 2002.

19.

So as to comply with the terms of the application and in the intests of local amenity and the
environment in accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved
Policy D1 of the Waverley Borough Local Plan 2002.

20.

So as to comply with the terms of the application and in the intests of local amenity and the
environment in accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved
Policy D1 of the Waverley Borough Local Plan 2002.

21.

To ensure that topsoil to be deposited and tree species to be planted are suitable in the
interests of local amenity and the environment in accordance with Policy DC3 of the Surrey
Waste Plan 2008.

22.

So as to comply with the terms of the application and in the intests of local amenity and the
environment in accordance with Policy DC3 of the Surrey Waste Plan 2008.

23.

In the interests of local amenity and the environment in accordance with Policy DC3 of the
Surrey Waste Plan 2008.

24.

So as to comply with the terms of the application and to ensure that the theme of the
adventure golf facility is appropriate for its location within the wider Broadwater Park
complex and otherwise satisfies the requirements of Waverley Borough Council.
nformatives:

1.

If the development affects an Ordinary Watercourse, Surrey County Council as the Lead
Local Flood Authority should be contacted to obtain prior written consent. More details are
available on Surrey County Council's website.

2.

If the development results in infiltration of surface water to ground within a Source
Protection Zone the Environment Agency will require proof of surface water treatment to
achieve water quality standards.

3.

The import of waste soils associated with this development will require an Environmental
Permit, under the Environmental Permitting (England and Wales) Regulations 2010, from
the Environment Agency, unless an exemption applies. The applicant is advised to contact
the Environment Agency on 03708 506 506 for further advice and to discuss issues likely
to be raised. The applicant should be aware that there is no guarantee that a permit will be

granted. Additional 'Environmental Permitting Guidance' can be found at
www.gov.uk/environmental-permit-check-if-you-need-one

4.

The permission hereby granted shall not be construed as authority to carry out any works
on the highway or any works that may affect a drainage channel/culvert or water course.
The applicant is advised that a permit and, potentially, a Section 278 agreement must be
obtained from the Highway Authority before any works are carried out on any footway,
footpath, carriageway, verge or other land forming part of the highway. All works on the
highway will require a permit and an application will need to submitted to the County
Council's Street Works Team up to 3 months in advance of the intended start date,
depending on the scale of the works proposed and the classification of the road. Please
see http://www.surreycc.gov.uk/roads-and-transport/road-permits-and-licences/the-trafficmanagement-permit-scheme. The applicant is also advised that Consent may be required
under Section 23 of the Land Drainage Act 1991. Please see www.surreycc.gov.uk/peopleand-community/emergency-planning-and-community-safety/flooding-advice.

5.

The developer is reminded that it is an offence to allow materials to be carried from the site
and deposited on or damage the highway from uncleaned wheels or badly loaded vehicles.
The Highway Authority will seek, wherever possible, to recover any expenses incurred in
clearing, cleaning or repairing highway surfaces and prosecutes persistent offenders.
(Highways Act 1980 Sections 131, 148, 149).

6.

The developer is advised that as part of the detailed design of the highway works required
by the above condition(s), the County Highway Authority may require necessary
accommodation works to street lights, road signs, road markings, highway drainage,
surface covers, street trees, highway verges, highway surfaces, surface edge restraints
and any other street furniture/equipment.

7.

Section 59 of the Highways Act permits the Highway Authority to charge developers for
damage caused by excessive weight and movements of vehicles to and from a site. The
Highway Authority will pass on the cost of any excess repairs compared to normal
maintenance costs to the applicant/organisation responsible for the damage.

8.

Attention is drawn to the requirements of Sections 7 and 8A of the Chronically Sick and
Disabled Persons Act 1970 and to the Code of Practice for Access of the Disabled to
Buildings (British Standards Institution Code of Practice BS 8300:2009) or any prescribed
document replacing that code.

9.

The applicant is reminded that, under the Wildlife and Countryside Act 1981, as amended
(Section 1), it is an offence to remove, damage or destroy the nest of any wild bird while
that nest is in use or is being built. Planning consent for a development does not provide a
defence against prosecution under this Act.
Trees and scrub are likely to contain nesting birds between 1 March and 31 August
inclusive. Trees and scrub are present on the application site and are assumed to contain
nesting birds between the above dates, unless a recent survey has been undertaken by a
competent ecologist to assess the nesting bird activity during this period and shown it is
absolutely certain that nesting birds are not present.

10.

In determining this application the County Planning Authority has worked positively and
proactively with the applicant by: entering into pre-application discussions; scoping of the
application; assessing the proposals against relevant Development Plan policies and the
National Planning Policy Framework including its associated planning practice guidance
and European Regulations, providing feedback to the applicant where appropriate. Further,
the County Planning Authority has: identified all material considerations; forwarded
consultation responses to the applicant; considered representations from interested
parties; liaised with consultees and the applicant to resolve identified issues and
determined the application within the timeframe agreed with the applicant. Issues of
concern have been raised with the applicant including impacts of and on traffic, flooding,
landscape, ecology, visual impact, and public access, and addressed through negotiation
and acceptable amendments to the proposals. The applicant has also been given advance
sight of the draft planning conditions including pre-commencement conditions. This
approach has been in accordance with the requirements of paragraph 38 of the National
Planning Policy Framework 2019.

CONTACT

Dustin Lees

TEL. NO.

020 8541 7673

BACKGROUND PAPERS

The deposited application documents and plans, including those amending or clarifying the
proposal, responses to consultations and representations received as referred to in the report and
included in the application file and the following:

Government Guidance

National Planning Policy Framework
Planning Practice Guidance
Waste Management Plan for England 2013
National Planning Policy for Waste 2014

The Development Plan

Surrey Waste Plan 2008
Waverley Borough Local Plan Part 1: Strategic Policies and Sites 2018
Saved policies of the Waverley Local Plan 2002

Other Documents

The Waste (England and Wales) Regulations 2011
Surrey County Council Annual Monitoring Report 2014/2015
Surrey County Council Annual Monitoring Report 2015/2016
Surrey County Council Annual Monitoring Report 2016/2017
Surrey County Council Annual Monitoring Report 2017/2018
‘Woodland Establishment on Landfill Sites - Ten Years of Research’
Surrey Transport Plan (2011-2026)
Waverley Borough Council Parking Guidelines - October 2013
Natural Environment and Rural Communities Act 2006
Planning (Listed Buildings and Conservation Areas) Act 1990
Guidance on the Assessment of Dust from Demolition and Construction, Institute of Air Quality
Management, 2014
Land-Use Planning & Development Control: Planning for Air Quality, Institute of Air Quality
Management and Environmental Protection UK, 2017
BS 5228:2014 Code of practice for noise and vibration control on construction and open sites
BS 3882:2015 Specification for Topsoil
BS 3936-1:1965 Nursery stock. Specification for trees and shrubs

Item 8
8
TO:

PLANNING & REGULATORY COMMITTEE

BY:
PLANNING DEVELOPMENT MANAGER
DISTRICT(S)
WAVERLEY BOROUGH COUNCIL

DATE: 20 March 2019
ELECTORAL DIVISION(S):
Godalming North
Penny Rivers
CASE OFFICER: Dustin Lees,
Principal Planning Officer,
020 8541 7673

PURPOSE:

FOR DECISION

GRID REF: 498160 145102

TITLE:

WASTE APPLICATION REF. WA/2018/0097

SUMMARY REPORT
Broadwater Park Golf Club, Meadrow, Godalming, Surrey GU7 3BU
Capping of historic 8ha landfill; remodelling and enhancement of existing driving range
and 9-hole par 3 golf course with associated ecological and public access improvements;
provision of new 490m2 driving range building, adventure golf facility, practice putting
green, 17 additional car parking spaces and rainwater harvesting scheme; involving the
use of 342,578 tonnes (214,111m3) of inert waste material and 70 HGV trips (140 HGV
movements) per working day over a period of 18-24 months.
Broadwater Park Golf Club (the golf club) is situated within the Metropolitan Green Belt abutting
Farncombe to the west, with Godalming and Catteshall further beyond to the south-west. To the
south is the A3100 Guildford Road (Meadrow). Along the southern side of the A3100, opposite
the golf club, are a row of residential properties, a restaurant and bar, and a hotel.
The 8ha golf club forms a part of the wider 29ha award-winning Broadwater Park complex which
comprises Broadwater Lake; woodland and open grass areas, enclosed play areas; multi-use
games area; a court suitable for playing a variety of ball games; football and cricket pitches; tennis
courts; public toilets; and a network of permissive paths. The complex also includes Godalming
Leisure Centre; Broadwater Lake; Godalming Angling Society; Godalming Lawn Tennis Club;
Guildford Rugby Club; Farncombe Wanderers Cricket Club; and Farncombe Cricket Club.
The golf club, which is a public facility, offers a classic 9-hole par-3 golf course and covered
floodlit 16-bay driving range and includes an existing club-house with bar, café and lounge
facilities; two storage outbuildings; and a large informal car park for about 70 to 80 vehicles. Apart
from its built development, the golf club primarily comprises intensively managed amenity grass
interspersed with young and semi mature stands of trees. The edges of the golf course comprise
broader bands of more mature, partly native, woodland blocks.
The golf club is not subject to any landscape or nature conservation designations. However, the
Wey Valley Meadows Site of Special Scientific Interest (SSSI) is some 250m to the south beyond
the A3100, and the Surrey Hills Area of Outstanding Natural Beauty (AONB) is some 0.53km and
0.55km to the west and south respectively. There are also 14 Grade II Listed Buildings and 1
Grade I Listed Building located within 500 metres of the golf club. The majority of the golf club is
located within Flood Zone 1 (lowest probability of flood risk) whilst the same is not at significant
risk of surface water flooding.
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The golf club was established in 1993 after the land which it occupies was used as a landfill for
mixed-waste material including household, commercial and industrial waste. In 2013 the
applicant, who is the leaseholder, became aware of rising levels of waste migrating to the surface
of the golf course including asphalt, metal, concrete and plastic. Additionally, the surface of the
golf course continued to settle (as a result of waste decomposition) unevenly to the extent that
maintenance and drainage was significantly hampered. In the wetter months the golfing facility is
often closed for long periods owing to poor ground conditions. The applicant has provided
financial records for 2004 and 2014 to 2017 showing what appears to be a consistent decline in
annual revenue since 2004 by some 40%. The applicant has also provided evidence to
demonstrate that its insurance broker is concerned about the condition of the golf course and the
risk it poses to the public.
Accordingly, between 2013 and 2015 the landowner (Waverley Borough Council) and the
applicant commissioned various environmental assessments relating to the landfill underlying the
golf club. These assessments explored the risk factors pertaining to the landfill and a remedial
capping operation in the context of the golf course and nearby receptors including humans and
controlled waters. The result of these assessments, amongst other matters, is the development
proposed which is the subject of this report.
The primary purpose of the proposed development is to ‘cap’ the mixed-waste landfill that lies
beneath the existing golf course and driving range facility. This engineering operation seeks to
remedy the damaging ‘corrugated’ landform that is developing as the landfill continues to settle
and expose previously landfilled waste at the ground surface.
However, the development would also necessarily involve the complete re-design of the existing
9-hole golf course facility following ‘capping’ operations. In this regard the applicant intends
establishing a 9-hole ‘Academy Course’ featuring high-quality tee, fairway and green surfaces as
well as bunkers, swales, mounds, native planting, streams and water features that are exciting
and maintainable to a high standard. Remodelling works would include realignment of the existing
golf holes to solve identified safety issues at the boundaries with public areas; and introduction of
a winter ‘rainwater harvesting scheme’ to the golf course so as to sever the facility’s reliance on
summer mains water supply for irrigation purposes. The latter would require the engineering of
positive land-drainage falls, installation of an underground drainage network, and creation of a
water storage lagoon above the surface of the landfill.
Following ‘capping’ works to the area occupied by the existing driving range facility the applicant
also proposes to remodel, realign and engineer the driving range outfield to improve safety,
ground conditions, ease of maintenance, and customer experience. The enhanced driving range
would include 7 new low impact ‘Berm’ lighting fixtures which would replace and improve the
existing lighting for enhanced customer experience and to mitigate existing light spillage.
Replacement of the existing 248m² driving range building with a new 490m² building with an
additional 6 covered range bays is also proposed, along with new 5m to 15m high safety netting
around the range facility to replace similar netting.
The development also includes the provision of a family orientated ‘adventure golf’ facility to the
west of the existing club house and car park. The ‘adventure golf’ facility’s theme will incorporate
Godalming and the history of Waverley and seeks to broaden the attraction of the golf club within
the local community. It would comprise 18 artificially surfaced putting areas edged with a mixture
of natural and faux rock and timber. The holes would be linked with a series of paved pathways.
The remaining areas will be mulched planting beds and water features interspersed with hard and
soft landscaping and themed props. This facility would be lit by 5 lights mounted on 8m high
masts around its perimeter which would be secured by a 2m high palisade fence.
The development would include an extensive native planting programme in keeping with the
existing parkland character with some ornamental or specimen tree species. This planting would
take place within the golf course proper and along the boundaries of the same primarily around
the remodelled driving range facility. It would comprise six woodland blocks totalling 1.5ha;

Page 42

wildflower grassland amounting to some 0.7ha; 75 ornamental/specimen trees; and 0.3ha of
wetland planting. As well as the water storage lagoon, the development would also provide for a
new wetland pond, two new amphibian ponds, and a network of ecological-friendly drainage
ditches. Further, the applicant has committed to the creation of flora areas associated with the
water storage lagoon embankments and marginal areas; creation of open water habitat within the
water storage lagoon; retention of suitable tree features; erection of bat and bird boxes in suitable
locations; creation of log pile refugia for invertebrates, reptiles and amphibians; and ‘planting’ of
semi-buried wood for invertebrates such as stag beetle.
A new permissive path through the golf club would also be provided as part of the development.
This path would offer members of the public with a dedicated access through the golf course from
the A3100 in the south to the woodland north of the Godalming Town Football Club ground and
south of the Nursery Road car park. Outwith the proposed development and planning application
the applicant has committed to continue discussions with Waverley Borough Council about the
provision of further permissive paths in and around the golf course facility. Additionally, a new 2m
high dark green weldmesh perimeter fence would also be installed around the golf course facility
as part of the development. This would seek to mitigate safety concerns of people walking across
the golf course and prevent unauthorised access to the facility after hours.
Some 342,578 tonnes (214,111m3) of inert construction, demolition and excavation waste
material would be imported to the application site in order to facilitate the proposed development.
This would involve approximately 70 HGV trips (140 HGV movements) per working day (Monday
to Friday). The existing vehicular access to the golfing facility will need to be temporarily modified
to safely accommodate access and egress of HGVs associated with the proposed development.
The duration of the development would be dependent upon a range of factors including weather
conditions and the availability of suitable inert waste material. However, the applicant does not
envisage that the works would take longer than 24 months to complete. During this time works
are proposed to be undertaken during the hours of 0730 to 1830 Monday to Friday with no
working on Saturdays, Sundays, bank/public or national holidays. Further, construction traffic
would be restricted to accessing the application site between the hours of 0730 and 1630 hours
only.
The development would require the benefit of an Environmental Permit from the Environment
Agency (EA) before it could proceed.
Nine letters of representation from interested parties have been received by the County Planning
Authority (CPA). Of these, 2 are in support of the proposal whilst the remaining 7 raise objection
to or concerns about the scheme. In respect of the latter interested parties have raised concerns
about the scheme’s impact upon nature conservation, landscape, visual impact, public access, air
quality, noise, traffic, and the Green Belt.
However, neither statutory nor non-statutory consultees have objected to the proposed
development subject to a range of planning conditions. Indeed Waverley Borough Council
(Environmental Pollution Control) supports the proposed development and in this regard has
explained that it would “provide a long term solution to the issues at the site with respect to its
former use as a landfill. The capping will reduce infiltration of water through the landfill and
prevent members of the public from contact with waste at the surface. Overall the proposals will
provide significant environmental betterment…” Similarly, Waverley Borough Council (Parks and
Countryside) supports the proposed development subject to a range of practical matters which
could be satisfactorily addressed by way of planning conditions.
The statutory development plan for consideration of the proposed development consists of the
Surrey Waste Plan 2008, the Waverley Borough Local Plan Part 1: Strategic Policies and Sites
2018, and the saved policies of the Waverley Local Plan 2002. In assessing the application
against development plan policy Officers have considered planning issues relating to sustainable
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waste management; highways, traffic and access; air quality and noise; flood risk; landscape and
visual impact; ecology; Heritage Assets; and the Metropolitan Green Belt.
The proposed development, which appears to be the only practicable and sustainable option
available, seeks to remedy the environmental, health and safety, and business problems resulting
from the settling landfill by capping the same and remodelling the golf course as a consequence.
Additionally, a range of existing golf course infrastructure would be necessarily enhanced and
replaced including the driving range building and a new adventure golf facility.
A relatively moderate volume of inert waste materials generated in Surrey and elsewhere would
be imported to the application site over a two-year period to facilitate the development. Officers
consider that the use of inert waste as proposed would be for beneficial purposes and as a result
for the purposes of ‘recovery’ in the context of land-use planning and sustainable waste
management. The recovery of waste is favoured above its disposal to landfill. The proposal
would therefore provide Surrey with additional and sustainable waste management capacity.
The proposed ground levels of the remodelled golf course have been designed to take account of
the minimum depth of landfill cap required, necessary positive drainage falls so as to direct
surface water away from Broadwater Lake, to the proposed water storage lagoon and soakaways
situated beyond the landfill. The proposal includes significant tree planting and the depth of soil
material to be deposited across the application site has taken account of the rooting and landfill
cap requirements in this respect.
The concerns raised by interested parties have not been borne out by the investigations and
assessments undertaken by the applicant, statutory consultees, and the CPA’s technical
consultees. Officers have concluded that any potential harm in this respect can be mitigated to
acceptable levels or otherwise avoided by the imposition of planning conditions and therefore, in
relation to the environment and local amenity, assess the development to be in compliance with all
relevant Development Plan policies.
Moreover, Officers have concluded that the proposal is inappropriate development in the Green
Belt and that there is a presumption against the grant of consent for the same except where very
special circumstances are demonstrated. In this regard Officers consider that there is a clear need
to provide additional sustainable waste management facilities in Surrey and that the proposal
would facilitate the sustainable management of waste in a way that it achieves a substantial
improvement in the quality of the application site. Officers consider that this substantial
improvement would bring about qualitative and operational benefits at an existing outdoor and
public sport and leisure facility and wider environmental and economic benefits. Officers have
therefore concluded that the harm arising out of inappropriateness, and any other harm, is clearly
outweighed by other considerations so as to amount to the very special circumstances necessary
to justify the grant of planning permission subject to conditions.
Accordingly, the recommendation is to PERMIT planning application Ref. WA/2018/0097 subject
to conditions.
APPLICATION DETAILS
Applicant
Broadwater Park Golf Club Ltd.
Date application valid
10 January 2018
Period for Determination
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Amending Documents
Cora IHT Technical Note 1 dated 7 March 2018 including Drawing Ref. 001 Proposed
Construction Site Access dated 7 March 2018
Broadwater Golf Club Ltd. letter dated 7 October 2018
Hydro-logic correspondence with Thames Water as prefaced by an email from Hydro-logic dated 3
October 2018
Email from Hydro-logic dated 3 October 2018 together with 3x Excel spreadsheets showing
results of calculations (2 year; 30 year; and 100 year models)
Email from Hydro-logic dated 3 October 2018 concerning leachate
Broadwater Golf Club Ltd. letter dated 21 January 2019 regarding permissive paths
Drawing Ref. 811.12 Rev C Covered Bays Building dated 5 October 2017 (with legible date)
Preliminary Ecological Appraisal dated 7 January 2019 (including Appendix 1 (figures), 2 (data
search), and 3 (walkover assessment and protected species survey)
SUMMARY OF PLANNING ISSUES
This section identifies the main planning issues in the report. The full text should be considered
before the meeting.
Planning considerations
Sustainable Waste Management
Highways, Traffic and Access
Air Quality
Noise
Flood Risk
Landscape and Visual Impact
Ecology
Heritage Assets
Metropolitan Green Belt

Paragraphs in the report where this has been
discussed
89 - 118
134 - 145
190 - 195
196 - 199
200 - 211
212 - 227
228 - 240
241 - 247
256 - 273

ILLUSTRATIVE MATERIAL
Site Plans/Drawings
Drawing Ref. 811.01 Rev B Existing Site Plan dated 5 October 2017
Drawing Ref. 811.03 Rev B Landscape Plan dated 29 July 2017
Drawing Ref. 811.04 Rev C Cross Sections dated 22 December 2017
Drawing Ref. 811.06 Rev B Rainwater Harvesting Plan dated 29 July 2017
Drawing Ref. 811.12 Rev C Covered Bays Building dated 5 October 2017
Aerial Photographs
Aerial 1 – Broadwater Park Golf Club, Godalming
Aerial 2 – Broadwater Park Golf Club, Godalming
Site Photographs
Figure 1 – Existing Vehicular Access
Figure 2 – Existing Car Park and Club House
Figure 3 – Existing Driving Range Building
Figure 4 – Existing Driving Range Outfield and Netting
Figure 5 – Example of Uneven Settlement and Protruding Waste
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Figure 6 – Example of Uneven Settlement and Protruding Waste
Figure 7 – Example of Uneven Settlement and Protruding Waste
Figure 8 – Example of Uneven Settlement and Protruding Waste
Figure 9 – Example of Uneven Settlement and Protruding Waste
Figure 10 – Example of Uneven Settlement and Protruding Waste
Figure 11 – Example of Uneven Settlement and Protruding Waste
Figure 12 – Example of Uneven Settlement and Protruding Waste
Figure 13 – Example of Uneven Settlement and Protruding Waste
Figure 14 – Example of Uneven Settlement and Protruding Waste
Figure 15 – Example of Uneven Settlement and Protruding Waste
Figure 16 – Example of Uneven Settlement and Protruding Waste
BACKGROUND
Application Site Description
1. Broadwater Park Golf Club (the golf club) lies within the Metropolitan Green Belt in the
Borough of Waverley. It abuts Farncombe to the west and is located to the north-east of
Godalming and Catteshall respectively. Immediately west of the golf club is Godalming
Town Football Club and a number of residential properties1; to the north are playing fields
and playgrounds; to the north-east is the Godalming Leisure Centre; and to the east is
Broadwater Lake beyond which are the Broadwater School and Guildford Rugby Club. To
the south is the A3100 Guildford Road (Meadrow). Along the southern side of the A3100,
opposite the golf club, are a row of residential properties, a restaurant and bar2, and a
hotel3.
2. As described the golf course forms a part of the wider Broadwater Park complex. The
29ha park is a Green Flag award winning facility comprising a Broadwater Lake, woodland
and open grass areas; an enclosed play area and sandpit for under-fives, as well as a zip
wire, climbing frame and other equipment for older children; multi-use games area; a court
suitable for playing a variety of ball games; football and cricket pitches; tennis courts;
public toilets; and a network of permissive paths. The wider complex also includes
Godalming Angling Society; Godalming Lawn Tennis Club; Godalming Leisure Centre;
Guildford Rugby Club; Farncombe Wanderers Cricket Club; and Farncombe Cricket Club.
3. The golf club, which is a public facility, offers a classic 9-hole par-3 golf course and
covered floodlit 16-bay driving range and includes an existing club-house with bar, café
and lounge facilities; two storage outbuildings; and a large informal car park which
comprises hardstanding and loose gravel surface and which can accommodate about 70
to 80 vehicles. Professional Golfers’ Association (PGA) coaching lessons are offered by
the golf club. Part of the existing car park is used for car washing activities.
4. The application site4, which measures some 8ha, is entirely within the confines of the golf
club. The limits of its boundaries are largely defined by the extent of the golf club and the
permissive footpaths to the north5 and east6, by woodland blocks and the A3100 to the
south, and woodland blocks and the football ground to the west.
5. Apart from its built-development the golf course primarily comprises intensively managed
amenity grass interspersed with young and semi mature stands of trees7. The edges of the

Pondfield Road
Beefeater Manor Inn
3 Premier Inn Godalming (Manor Inn public house SCC Historic Environment Record No. 16031)
4 As shown on Drawing Ref. 811.01 Existing Site Plan Rev B dated 5 October 2017
5 Between the park playground and the golf club
6 Between Broadwater Lake and the golf club with an intervening woodland block
7 Between 7m - 10m in height
1
2
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golf course comprise broader bands of more mature, partly native, woodland blocks
including oak, pine, silver birch, alder, willow, London plane and sycamore.
6. The application site is to be accessed from the south via the A31008 and the existing
access to the golf club facility which leads into the large informal car park with loose gravel
surface.
7. As explained above, given its proximity to Farncombe, there are a number of dwellings and
other sensitive receptors in close proximity to the application site with the nearest being to
the west9 and south10.
8. The application site is also located about 0.24km to the north of the Wey Valley Meadows
Site of Special Scientific Interest (SSSI), and some 0.53km to the west and 0.55km to the
south of the closest boundaries of the Surrey Hills Area of Outstanding Natural Beauty
(AONB).
9. There are fourteen Grade II Listed Buildings11 and one Grade I Listed Building12 located
within 500 metres of the application site. The nearest Conservation Area to the same is
the ‘River Wey & Godalming Navigations’ Conservation Area, some 120 metres to the
south beyond the A3100.
10. The majority of the application site is located within Flood Zone 113, whereas a small area
within the south-western corner of the golf club is classed as Flood Zone 2. Similarly, the
application site is subject to a combination of ‘very low’, ‘low’, and ‘medium’ risk of surface
water flooding. With the exception of a very small ornamental pond14 adjacent to the one
of the golfing greens there are no existing water features within the application site.
11. The Godalming Air Quality Management Area (AQMA), which was declared for nitrogen
dioxide concentrations, is situated within Godalming proper15 about 1.75km to the southwest of the application site.
12. The River Wey (Tilford to Shalford), a low, medium, siliceous and unmodified surface
watercourse that currently exhibits ‘poor’ ecological status and ‘good’ chemical quality, lies
some 0.12km to the south of the application site beyond the A3100 and the properties that
front the same. Moreover, the application site is underlain by the Godalming Lower
Greensand, which exhibits ‘poor’ quantitative and ‘poor’ chemical quality.
Guildford Road/Meadrow
Wey Court; Pondfield Road; and Nursery Road
10 Watts Close; and Guildford Road
11 ‘Mead’ (Historic England List ID 1190568) 70m south;
‘Wall to the front of the Almshouses’ (Historic England List ID 1378335) 80m south;
‘River Mist Cottage’ (Historic England List ID 1044507) 80m south;
‘Former dairy opposite Nos. 1 & 2 Stable Cottages’ (Historic England List ID 1352720) 90m north-east;
‘Former kitchen garden wall’ (Historic England List ID 1293456) 120m north;
‘Meadrow House’ (Historic England List ID 1044506) 160m south-west;
‘Unitarian Chapel & Cottage’ (Historic England List ID 1044505) 220m south-west;
‘The Cottage (adjoining chapel on west)’ (Historic England List ID 1293773) 230m south-west;
‘2 & 3 Summersby Close’ (Historic England List ID 1293773) 290m north-west;
‘Summersby Close’ (Historic England List ID 1044486) 280m north-west;
’66 & 70 Meadrow (Godalming)’ (Historic England List ID 1378334) 360m south-west;
‘Farncombe Railway Station with attached footbridge/former railway station building’ (Historic England List
ID 1293480) 370m north-west;
’62 & 64 Meadrow (Godalming)’ (Historic England List ID 1293794) 380m south-west;
‘Willow Cottage’ (Historic England List ID 1044504) 470m south-west
12 ‘The Almshouses’ (Historic England List ID 1293743)
13 Land with the lowest probability of fluvial flooding
14 43m²
15 Along Ockford Road
8
9
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Planning History and Context
13. The former Godalming Council landfill at Broadwater closed in the late 60s early 70s. The
landfill covered approximately 8ha and was located in the area now covered by existing
golf course facility and may have extended to the adjacent football ground area16. It is
estimated that the landfill contained approximately 232,000m³ of waste to a depth of about
6 metres. There appear to be no records regarding the type of waste deposited in the
landfill but contemporary evidence suggests that it comprised mixed-waste materials
including household, commercial and industrial waste. Correspondence from 1964
indicates that a 150ft “safety area” was established between Broadwater Lake and the
eastern edge of the landfill17.
14. Following closure of the landfill and restoration of the land the existing golf course facility
was established. This was opened in 1993 and since this time there has been no
significant reshaping, earth movement, or landscaping activities except for creation of a
handful of sand bunkers, a pond, and a raised grassed obstacle within the northern part of
the site. Consequently, it is assumed that the application site’s existing landform is
essentially that created after landfilling operations and before golfing activities.
15. In 2013 the applicant, who is the leaseholder, became aware of rising levels of waste
migrating to the surface of the golf course including asphalt, metal, concrete and plastic.
Additionally, the surface of the golf course continued to settle unevenly to the extent that
maintenance and drainage was significantly hampered. In the wetter months the golfing
facility is often closed for long periods owing to poor ground conditions. The applicant has
provided financial records18 for 2004 and 2014 to 2017 showing what appears to be a
consistent decline in annual revenue since 2004 by some 40%.
16. In the context of these circumstances and having been informed of various incidences at
the adjacent football ground involving sharp objects migrating to the surface of the pitch,
the applicant became increasingly concerned for the health and safety of golf club
customers and how this may affect the golf club’s public liability both from a personal injury
perspective and in terms of damage to golf equipment, damage to maintenance equipment
and injury to staff.
17. Consequently, in September 2013 the matters discussed in the preceding paragraphs
were brought to the attention of the landowner, Waverley Borough Council, resulting in the
commissioning of a Preliminary Risk Assessment undertaken by Parsons Brinckerhoff19.
This report concluded that:







Contact with an increasing amount of exposed landfill waste on the application site
would increase the risk to human health;
Exposed waste, especially metal rods, pose a possible safety risk;
There is no evidence of a gas nuisance at the site and no reported off-site nuisance,
however 2013 guidance would indicate a high potential for gas generation;
A linkage between gassing-waste and humans on and off-site cannot be ruled out and
is a moderate risk;
Risk to the underlying aquifer is moderate to low; and
There is a moderate to low risk of a significant contaminant linkage to surface waters
being present.

See Drawing Ref. 811.10 Extent of previous landfill dated 10 December 2015
This was likely to be some form of natural or artificial geological barrier to prevent leachate from entering
the lake
18 Carew and Co. Chartered Accountants letter dated 1 May 2017
19 Broadwater Park Golf Course, Godalming – Preliminary Risk Assessment Final Ref. FSE96666K dated
October 2013, Parsons Brinckerhoff
16
17
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18. Shortly thereafter Waverley Borough Council commissioned Parsons Brinckerhoff to carry
out a Phase 2 Risk Assessment20 so as to evaluate the site more closely. This
assessment including intrusive investigations comprising installation of monitoring
boreholes, excavations, soil analysis, gas monitoring etc. It concluded that:








The top 100mm of soil at the site does not indicate a significant risk is posed to users
of the golf course;
Unknown contamination hotspots could be present in the top 100mm of soil but the
majority of the site is covered with grass minimising risk of contact;
If waste material continues to be exposed at the surface of the application site
contamination hot spots could be exposed at the surface requiring additional risk
assessment;
Information available indicates historical concerns with regards the quality of the
Broadwater Lake;
Gas data indicates that the landfill is not producing high volumes or flows of methane
or VOCs21;
There is some indication of carbon dioxide generation which is usual for older landfills;
and
It is likely that the gas detected in the centre of the site is venting to the atmosphere.

19. Considering the conclusions of these assessments and having taken advice the applicant
decided to deal with the issues highlighted. Ground and Water were therefore
commissioned in 2014 to conduct an assessment22 into the risk factors pertaining to a
remedial capping operation in the context of the underlying landfill, the golf course and
surrounding receptors (humans, controlled waters, buildings, building materials and
services). This assessment identified that:





A rise in ground level across the landfill by 1m to 2m on average would sever the
majority of plausible pollutant linkages with respect to soil contamination;
A rainwater harvesting system would significantly reduce leachate production within
the landfill therefore mitigating its impact upon groundwater/controlled waters;
That an additional soil load on the landfill may force additional bio-gas or leachate out
of the landfill which may in turn affect the site and neighbours; and
A range of further environmental (landfill gas, groundwater etc.) investigations be
undertaken to support and inform any such development.

20. In April 2015 the applicant received a letter23 from golfing facility’s insurance broker who
explained that following an annual review of the facility it was “a little concerned about the
deterioration of the course’s condition. Whilst it is at present still playable, the settlement
of the underlying “refuse site” is clearly having an increasing detrimental effect on the
course and it appears likely that the risk to members and public of injury will increase
without remedial action.”24
21. In August 2015 the applicant also commissioned WSP/Parsons Brinckerhoff to undertake a
Hydrogeological and Engineering Assessment25 to assess the feasibility and benefits of a
remedial capping development in the context of the underlying landfill. In this regard it
noted:
Broadwater Park Golf Course, Godalming – Phase 2 Risk Assessment Final Ref. 96666M dated June
2014, Parsons Brinckerhoff
21 Volatile organic compounds (VOCs) are compounds that easily become vapours or gases.
22 Desk Study Report Ref. GWP935/DS dated October 2014, Ground and Water
23 Miles Smith Insurance Solutions letter dated 8 April 2015
24 The applicant has also provided an undated letter from a longstanding member of the golf club which
expresses concern about “unplayable” and “dangerous” ground conditions and finding “glass & other
rubbish” on the course
25 Hydrogeological and Engineering Assessment Ref. 70010607-020 dated August 2015, WSP/Parsons
Brinckerhoff
20
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Thin topsoil with evidence of previous landfill materials coming through (physical and
potentially a chemical hazard);
Significant undulations and ground level changes due to waste decomposition and
settlement (affecting playability and maintenance);
Water logging in low areas as well as raised dry areas with brown grass;
Poor soil affecting quality of trees on site and shallow root system result in potential for
trees to fall over in windy conditions.

22. As with the Ground and Water report, the WSP/Parsons Brinckerhoff assessment
concluded that the addition of a soil layer of between 1m and 2m would provide
improvement in environmental risk management by separating humans from waste
deposits, slowing the generation of leachate from unsaturated wastes, and preventing gas
emissions directly to atmosphere. In relation to the latter it recommended that the
development include a landfill gas management regime.
23. Further, between August 2015 and October 2017 the applicant sought an Environmental
Impact Assessment Screening Opinion from Surrey County Council26, engaged in preapplication discussions with the County Planning Authority, and obtained written support
from Waverley Borough Council (Estates and Valuation Manager) in respect of the
proposed development.
24. This series of events has resulted in the planning application and proposed development
which are the subjects of this report.
THE PROPOSAL
25. The applicant describes the proposed development as “capping of historic 8ha landfill;
remodelling and enhancement of existing driving range and 9-hole par 3 golf course with
associated ecological and public access improvements; provision of new 490m2 driving
range building, adventure golf facility, practice putting green, 17 additional car parking
spaces and rainwater harvesting scheme; involving the use of 342,578 tonnes
(214,111m3) of inert waste material and 70 HGV trips (140 HGV movements) per working
day over a period of 18-24 months.”
26. The primary purpose of the development is to ‘cap’ the mixed-waste landfill that lies
beneath the existing golf course and driving range facility. This engineering operation
seeks to remedy the damaging ‘corrugated’ landform that is developing as the landfill
continues to settle and expose previously landfilled waste at the ground surface.
27. However, the development would also necessarily involve the complete re-design of the
existing 9-hole golf course facility following ‘capping’ operations. In this regard the
applicant intends establishing a 9-hole ‘Academy Course’ featuring high-quality tee,
fairway and green surfaces as well as bunkers, swales, mounds, native planting, streams
and water features that are exciting and maintainable to a high standard. Remodelling
works would include realignment of the existing golf holes to solve identified safety issues27
at the boundaries with public areas i.e. playground on northern boundary of application site
and surrounding permissive paths.
28. These operations would also include the introduction of a winter ‘rainwater harvesting
scheme’ to the golf course so as to sever the facility’s reliance on summer mains water
In accordance with Regulation 5 of the Town and Country Planning (Environmental Impact Assessment)
Regulations 2011, the County Planning Authority considered the proposed development in the context of
Schedule 2, and based on the information submitted, was of the opinion that the proposal would not result in
significant environmental impacts. The proposal was not considered to be ‘EIA development’.
27 Physical injury and property damage risk posed by ball strike
26
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supply for irrigation purposes. This would require the engineering of positive land-drainage
falls, installation of an underground drainage network, and creation of a water storage
lagoon. The applicant has provided Thames Water records to demonstrate that annual
expenditure for use of water on the golf course has increased from £1,674 in 2013 to
£4,851 in 2017. Moreover, these records also show that over 2,500m³ of water is used by
the golf course annually. Drawings Ref. 811.13 Rev C Control of Surface Water Runoff and
811.06 Rev B Rainwater Harvesting Plan dated 29 July 2017 provide further detail in these
respects.
29. Following ‘capping’ works to the area occupied by the existing driving range facility the
applicant proposes to remodel, realign and engineer the driving range outfield to improve
safety, ground conditions, ease of maintenance, and customer experience. The enhanced
driving range would include 7 new low impact ‘Berm’ lighting fixtures which would replace28
and improve the existing lighting for enhanced customer experience and to mitigate
existing light spillage. Replacement of the existing 248m² driving range building with a new
490m² building29 with an additional 630 covered range bays is also proposed, along with
new 5m to 15m high safety netting around the range facility to replace similar netting.
30. As can be expected the depth of material to be deposited and engineered across the
former landfill varies. Drawing Ref. 811.04 Rev C Cross Sections dated 22 December
2017 shows the proposed levels across various sections of the final landform. A 'cap' of
about 1.3m in depth will be the starting point across the extent of the landfill. This would
then be extended in most areas by between 2m and 3m of additional soil31 and in limited
areas by some 4m of additional soil32. The reasons for the proposed increase in soil levels
over and above the landfill 'cap' are because there is very little soil in situ that could be
reused; there is a need to engineer positive surface water drainage flows of between 5%
and 10% for rainwater harvesting and surface water management33 including subsoil
drainage infrastructure; the creation of a water storage lagoon above the surface of the
landfill; and to provide golf course interest including significant specimen and native tree
planting. Drawing Ref. 811.02 Rev B Grading Plan dated 29 July 2017 provides further
detail about the proposed land contours following completion of the development.
31. The development also includes the provision of a family orientated ‘adventure golf’ facility34
to the south-west of the existing driving range building and west of the existing club house
and car park. The ‘adventure golf’ facility’s theme will incorporate Godalming and the
history of Waverley and seeks to broaden the attraction of the golf club within the local
community. It would comprise 18 artificially surfaced putting areas edged with a mixture of
natural and faux rock and faux timber. The holes would be linked with a series of paved
pathways. The remaining areas will be mulched planting beds and water features
interspersed with hard and soft landscaping and themed props. This facility would be lit by
5 lights mounted on 8m high masts around its perimeter which would be secured by a 2m
high palisade fence.
32. Construction of a new 200m² practice putting green/short game area to the west of the
existing club house is also proposed as a replacement to a similar artificial practice facility.

Four old and inefficient flood light lamps attached to the current driving range building
Steel framed structure clad with shiplap timber stained dark brown and a Plastisol coated steel grey
coloured flat roof – See Drawing Ref. 811.12 Rev C Covered Bays Building dated 5 April 2017
30 22 bays in total
31 See sections A, B, D, and E
32 See section C1 to C2
33 To be specifically directed away from Broadwater Lake to the east and to the storage lagoon in the centre
of the site
34 See Drawing Ref. 811.9 Rev B Adventure Golf Course dated 5 October 2017
28
29
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33. The development would include an extensive native planting programme35 in keeping with
the existing parkland character with some ornamental or specimen tree species. This
planting would take place within the golf course proper and along the boundaries of the
same primarily around the remodelled driving range facility. It would comprise six
woodland blocks totalling 15,552m² (1.5ha); wildflower grassland amounting to some
7,824m² (0.7ha); 75 ornamental/specimen trees; and 3,819m² (0.3ha) of wetland planting.
As well as the water storage lagoon, the development would also provide for a new
wetland pond, two new amphibian ponds, and a network of ecological-friendly drainage
ditches.
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34. Moreover, the applicant has committed to the creation of flora areas associated with the
water storage lagoon embankments and marginal areas; creation of open water habitat
within the water storage lagoon; retention of suitable tree features; erection of bat and bird
boxes in suitable locations; creation of log pile refugia or hibernacula36 for invertebrates,
reptiles and amphibians; and ‘planting’ of semi-buried wood for invertebrates such as stag
beetle and other saproxylic37 species.
35. Some 342,578 tonnes (214,111m3) of inert construction, demolition and excavation waste
material would be imported to the application site in order to facilitate the proposed
development. This would involve approximately 70 HGV trips (140 HGV movements) per
working day (Monday to Friday) for 18-24 months.
36. It is proposed that construction traffic enters the area from the north off the A3 using the
B3000, New Pond Road. Vehicles would travel along the B3000 to the roundabout with
the A3100 where they would turn right onto the A3100 to reach the access to the golf club.
Construction traffic would make a right turn into the site. When leaving the site, vehicles
would turn left out onto the A3100 and retrace the route back to the A3 along the B3000.
37. The existing vehicular access to the golfing facility will need to be temporarily modified to
safely accommodate access and egress of HGVs associated with the proposed
development38. The details of this modification are provided on Drawing Ref. 001
Proposed Construction Site Access dated 7 March 2018 and Drawing Ref. G20371/101
Rev. A Visibility Splay dated January 2016.
38. The proposed development is intended to be phased as per the table below:
Phase No.
Phase 1
Phase 2
Phase 3
Phase 4
Phase 5

Primary Activity
Site Setup
Surface Water
Management
Features
Remodelling of
Range Outfield40
Remodelling of
Southern Section
of Golf Course
Remodelling of
Central Section

Approximate
Duration
2 Weeks

Inert Material
Requirement

HGV Trips39
0

0

4 Weeks

12,417m³

1,380

35 Weeks

110,665m³

12,296

13 Weeks

41,961m³

4,662

14 Weeks

42,983m³

4,776

See Drawing Ref. 811.03 Rev B Landscape Plan dated 29 July 2017
A place in which a creature seeks refuge
37 Invertebrates that are dependent on dead or decaying wood or other organisms that are themselves
dependent on dead wood
38 Radius of the eastern side of the site access junction with Medrow to be increased by 2m, and inclusion of
measures to ensure pedestrians can continue to safely cross the site access junction with Medrow
39 Based on some 9m³ capacity per HGV
40 Including foundation for new range building
35
36
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Phase 6
Total

of Golf Course41
Construction of
Adventure Golf
Course

8
6 Weeks
74 Weeks

6,085m³

676

214,111m³

23,790

39. A temporary secure contractors’ compound42 would be established between the
existing driving range building and the woodland copse on the northern side of the
A3100 for the duration of the development. The secure compound would comprise 6
car parking spaces; a bunded fuel storage area; storage area for incidental waste
materials to be removed from the site; a storage area for plant and materials; and a
container to be used for secure storage. Site operatives would make use of the
existing club house facilities for welfare purposes during the course of the
development.
40. A wheelwash facility together with a single soil screener43 and an administration office
would be provided at the access to the development proper that leads from the golf
course car park. No crushing plant would be used as part of the development. The
soil screener would be used to grade incoming inert material prior to placement for
engineering purposes. A road sweeper would also be made available to supplement
the intended wheelwashing facility.
41. There would be 4 principal stockpiles of inert waste material on the application site
during the course of the development. Each stockpile would measure some 36m long
x 36m wide x 2m high. The locations of these stockpiles are shown on Drawing Ref.
811.05 Rev D Contractors Works Plan dated 22 December 2017.
42. The development would also involve the use of 2 x 360-excavators; 1 x bulldozer; 1 x
dump-truck; 1 x tractor; and 1 x crane, and there would be up to 6 construction
operatives working on the application site at any one time.
43. Following completion of the development an additional 17 parking spaces would be
provided by extending the existing car park to the north adjacent to the existing club
house. The materials used for the extended car park would match the existing.
44. The new lights proposed for the driving range and adventure golf facilities would be
used from dusk up until 2200 hours throughout the year, when needed. The lights
would be activated by use of a photo cell sensor. The lights will be turned off by a preset timer clock.
45. A new 2m high dark green weldmesh perimeter fence44 would also be installed around
the golf course facility as part of the development. This would seek to mitigate safety
concerns of people walking across the golf course and prevent unauthorised access to
the facility after hours which has in the past lead to incidences of vandalism. Further,
during the course of the development, temporary tree protection Heras-style fencing45
would be installed in and around the application site in accordance with BS 583746.

Including range building construction
See Drawings Ref. 811.05 Rev D Contractors Works Plan dated 22 December 2017 and 811.14
Contractors Works Plan Further Details dated 19 July 2017
43 A soil screener is proposed with a view to manufacturing suitable top soil to be used as part of the
development. Some 10,236m³ of topsoil is required for soiling about 6.8ha to 150mm. Resulting stones and
concrete of a suitable size would be used on site as a base for new paths etc.
44 See Drawing Ref. 811.08 Hard Landscape Features Rev B dated 29 July 2017
45 See Drawing Ref. TPP-CC/403 AR2848 Tree Protection Plan Rev 0 dated 8 March 2016
46 BS 5837:2012 Trees in relation to design, demolition and construction. Recommendations
41
42
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46. In support of the proposal the applicant surveyed a total number of 13 individual trees
and 9 tree groups on and around the application site. The proposed scheme provides
for the retention and protection of all the trees surveyed with the exception of part of
Tree Group 11, Tree Group 19, Tree 20 and part of Tree Group 21 which are largely
located on golf course proper (where capping and engineering works are to take
place) or to the east of the driving range facility. All of these trees are deemed to be
no more than of moderate quality and value. The relevant details are presented in the
applicant’s Arboricultural Tree Assessment and Method Statement dated March 2016
and Drawing Ref. TPP-CC/403 AR2848 Tree Protection Plan Rev 0 dated 8 March
2016.
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47. A new permissive path through the facility would also be provided as part of the
development. This path would provide members of the public with a dedicated access
through the golf course from the A3100 (just to the west of where Public Footpath 24
ends/starts to the south of the A3100) in the south to the woodland north of the
Godalming Town Football Club ground and south of the Nursery Road car park47.
Outwith the proposed development and planning application the applicant has
committed to continue discussions with Waverley Borough Council about the provision
of further permissive paths in and around the golf course facility.
48. The duration of the development would be dependent upon a range of factors
including weather conditions and the availability of suitable inert waste material.
However, the applicant does not envisage that the works would take longer than 24
months to complete. During this time works are proposed to be undertaken during the
hours of 0730 to 1830 Monday to Friday with no working on Saturdays, Sundays,
bank/public or national holidays. Further, construction traffic would be restricted to
accessing the application site between the hours of 0730 and 1630 hours only.
49. The development would require the benefit of an Environmental Permit from the
Environment Agency (EA) before it could proceed.
CONSULTATIONS AND PUBLICITY
Consultees (Statutory and Non-Statutory)
50. Waverley Borough
Council (Planning)

- No objection.

51. Waverley Borough
Council (Pollution
Control)

- No objection subject to conditions.

52. Waverley Borough
Council (Parks and
Countryside)

- No objection subject to conditions.

53. The Environment Agency

- No objection subject to conditions.

54. Natural England

- No objection subject to conditions.

55. County Highway Authority

- No objection subject to conditions.

56. English Heritage

- No objection.

57. Surrey Hills AONB Board
47

No
- objection.

See Drawing Ref. 811.03 Landscape Plan Rev B dated 29 July 2017
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58. Lead Local Flood
Authority

- No objection subject to conditions.

59. SCC Historic Buildings
Officer

- No objection.

60. SCC Arboriculturalist

- No views received.

61. SCC Environmental
Noise Consultant

- No objection subject to conditions.

62. SCC Air Quality
Consultant (Dust and
Vehicle Emissions)

- No objection subject to conditions.

63. SCC Visual Impact and
Landscape Consultant

- No objection.

64. SCC Hydrogeological
Consultant

- No objection subject to conditions.

65. SCC Lighting Consultant

- No objection subject to conditions.

66. SCC Ecologist

- No objection subject to conditions.

67. SCC Rights of Way

- No views received.

68. Thames Water

- No views received.

Parish/Town Council and Amenity Groups
69. Godalming Town Council

- No views received.

SUMMARY OF PUBLICITY UNDERTAKEN AND KEY ISSUES RAISED BY PUBLIC
70. The application was publicised by the posting of four site notices around the application
site and within the Broadwater Park complex and an advert was placed in the Surrey
Advertiser on Friday 26 February 2017. Additionally, a total of 107 owner/occupiers of
neighbouring properties were directly notified by letter. A further round of consultation and
publicity (direct letter and email) was undertaken 29 January 2019 concerning the receipt
of amending and amplifying information including an updated Preliminary Ecological
Appraisal dated 7 January 2019.
71. Nine letters of representation have been received by the County Planning Authority (CPA).
Of these, 2 are in support48 of the proposal whilst the remaining 7 raise objection to or
concerns about the scheme. A summary of the issues raised by the representations is
provided below:
General Comments



48

This is a much needed facility which should be supported by the local council.
I like this scheme and so do many others; please support it and enable a rapid start to
the work.

One of these letters is from England Golf dated 10 August 2018
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Principle of the Development
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This scheme seeks to cap rubbish of the past and reinvigorate the site.
This site can still be used for existing purposes and I am not convinced that topsoil is
eroding away to such an extent that drainage is hampered.
We think the 2 year period for the proposed development and its impacts is
unbearable and totally unacceptable for daily life.
The investment proposed would be likely to bring benefits to other courses and clubs
in the area by fostering interest and increasing participation in golf.
We support the proposed development and consider that it would provide Broadwater
Park Golf Club with a clear USP and would appeal to a more diverse audience in the
local area, who maybe aren’t currently considering golf, or aren’t attracted to the
current playing offer. The variety of golfing options the proposed development would
provide, will benefit the local community and will enable the facility to target families
more effectively – golf is one of the few sports that all ages and all members of a
family unit can participate in together.
Metropolitan Green Belt



The proposed development would be extremely damaging to the Green Belt.
Surrey Hills AONB



The proposed development would be extremely damaging to the AONB 0.55km away.
Visual and Landscape Impact




A well planned and executed golf course will be a benefit to the landscape.
The new intrusive 2 metre high fence around the perimeter of the site would have a
negative impact on the park’s landscape and connectivity and would not comply with
the management plan for the park.
Nature Conservation




The proposed development would be extremely damaging to the SSSI 0.24km south.
The impact of the proposed fencing on wildlife and habitat has not been assessed.
Highways, Traffic and Access










The number of HGV trips over a two year period would amount to over 35,000 trips
which would cause: an increase in pollution; and increase in traffic; serious road
safety concerns; an increase in noise pollution; an increased risk to pedestrians.
The movement of 140 loads per day using Guildford Road would be a nightmare.
We have already suffered from the lorries servicing Flambards Way and Catteshall
Road developments for over 3 years.
The flood prevention works by the EA to the Wey Canal are due to start and that will
undoubtedly mean yet more lorries.
The roadway gullies along Meadrow and Guildford Road must be partially blocked as
they flood after rain creating verge water collection areas and the proposed
development will only make it worse.
Wheel washing systems appear not to work or not to be used.
The 18-24 months of 140 HGV traffic movements will be damaging to the A3100,
noise and dirt pollution will be irreversible to the local countryside.
Object on the grounds of absolute non-suitability for the access of the heavy HGVs to
the site.
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We already have difficulty exiting our property due to the volume of regular vehicles
along the A31000, before adding 70 HGV vehicles on a daily basis trying to get in and
out of this site for a two year period.
There will also be huge amounts of dirt dropped from these vehicles onto the road just
in front of our home and they also cause us great concern for out safety and health.
Will the applicant or land owner be making provisions for repairs to the A3100
including road surface surveys before and after the proposed development?
Public Access





Any planning gain in the way of consolidating and widening the existing permissive
footpath within the application site would be most desirable.
It is hoped that Surrey County Council will consider providing additional public access
as part of the proposal to support the desire and need of people to move about their
community in a safe and environmentally pleasant a way as possible.
While supporting the many improvements that the applicants propose for the golfing
area at Broadwater Park, I strongly object to the enclosure of the area with a high,
steel-mesh fence that will exclude the public both visually and physically.
Noise



We are concerned about the huge noise levels for the re-building of the golf course
using very heavy machinery.
Air Quality



The environmental impact of HGVs in volume on a daily basis will stop our right to
enjoy our property and our daily life and there will be a huge increase in pollution of
the air.

PLANNING CONSIDERATIONS
Introduction
72. The guidance on the determination of planning applications contained in the
Preamble/Agenda frontsheet is expressly incorporated into this report and must be read in
conjunction with the following paragraphs.
73. In this case the statutory development plan for consideration of the application consists of
the Surrey Waste Plan 2008 (SWP), the Waverley Borough Local Plan Part 1: Strategic
Policies and Sites 2018 (WLP), and the saved policies of the Waverley Local Plan 2002
(SWLP).
74. In considering this application the acceptability of the proposed development will be
assessed against relevant development plan policies and material considerations.
75. In assessing the application against development plan policy it will be necessary to
determine whether the proposed measures for mitigating any environmental impact of the
development are satisfactory. In this case the main planning considerations are:
sustainable waste management; highways, traffic and access; air quality and noise; flood
risk; landscape and visual impact; ecology; Heritage Assets; and the Metropolitan Green
Belt.
SUSTAINABLE WASTE MANAGEMENT
Development Plan Policies
Surrey Waste Plan 2008
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Policy CW4 – Waste Management Capacity
Policy CW5 – Location of Waste Facilities
Policy WD2 – Materials Recovery
Policy WD7 – Land raising and Engineering Operations
Policy WD8 – Land raising and Engineering Operations
Policy Context
76. In England, the Waste Hierarchy is both a guide to sustainable waste management and a
legal requirement, enshrined in law49. The hierarchy gives top priority to waste prevention,
followed by preparing for re-use, then recycling, other types of recovery50 and last of all
disposal.
77. The National Planning Policy Framework 2019 (the Framework) does not contain policies
relating to waste management. Instead national waste management policies are contained
within the Waste Management Plan for England 2013 (WMP) and set out by the National
Planning Policy for Waste 2014 (NPW).
78. The WMP advocates that the dividends of applying the waste hierarchy will not just be
environmental but explains that we can save money by making products with fewer natural
resources, and we can reduce the costs of waste treatment and disposal. It envisages that
the resulting benefits of sustainable waste management will be realised in a healthier
natural environment and reduced impacts on climate change as well as in the
competitiveness of our businesses through better resource efficiency and innovation – a
truly sustainable economy. Similarly, the NPW sets out the Government’s ambition of
working towards a more sustainable and efficient approaches to waste management by
driving waste up the waste hierarchy.
79. In this context paragraph 80 of the Framework explains that planning decisions should help
create the conditions in which businesses can invest, expand and adapt. Significant weight
should be placed on the need to support economic growth and productivity, taking into
account both local business needs and wider opportunities for development. The approach
taken should allow each area to build on its strengths, counter any weaknesses and
address the challenges of the future.
80. The NPW states that when determining planning applications the County Planning
Authority (CPA) should: (a) consider the likely impact on the local environment and on
amenity against the criteria set out in Appendix B of the NPW and the location implications
of any advice on health from the relevant health bodies but that the CPA should avoid
carrying out their own detailed assessments in these respects; (b) ensure that waste
management facilities in themselves are well-designed so that they contribute positively to
the character and quality of the area in which they are located; and (c) concern themselves
with implementing the planning strategy in the Local Plan and not with the control of
processes which are a matter for the pollution control authorities51. The CPA should work
on the assumption that the relevant pollution control regime will be properly applied and
enforced.
81. The SWP explains52 that the SCC remains committed to achieving net self-sufficiency,
enabling appropriate development that implements the waste hierarchy and ensuring that
the County delivers its contribution to regional waste management. In this context it goes

49

The Waste (England and Wales) Regulations 2011

Including energy recovery and other beneficial uses
In this case the Environment Agency and Waverley Borough Council
52 Paragraph B30
50
51
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on to state53 that a range of facilities, type, size and mix will be required, located on a
range of sites to provide sustainable waste management infrastructure in Surrey.
82. Consequently, policy CW4 of the SWP requires planning permissions to be granted to
enable sufficient waste management capacity to be provided to manage the equivalent of
the waste arising in Surrey, together with a contribution to meeting the declining landfill
needs of residual wastes arising in and exported from London, by ensuring a range of
facilities are permitted.
83. Policy CW5 of the SWP sets out the approach that should be taken in respect of the
location of waste management facilities. Generally, waste management facilities should be
suited to development on industrial sites and in urban areas giving priority over greenfield
land to previously developed land54. However, it recognises that opportunities for waste
management facilities in urban areas are limited, so land beyond needs to be considered.
84. The development is not a ‘facility’ per se but rather a waste management ‘activity’ which
primarily comprises an engineering operation involving land-raising. In this respect policy
WD2 of the SWP states that permission for development involving the recovery and
processing of waste will be granted at existing or proposed waste management sites,
subject in the case of land raising sites or other temporary facilities, to the waste use being
limited to the life of the land raising or other temporary facility.
85. Landfill is commonly used to fill voids left by mineral working so as to achieve restoration of
the land and an appropriate after-use. Land raising developments are not as common.
Whilst land raising activities are often considered inappropriate, such development can be
beneficial. Examples include re-grading a steep slope to bring land into agricultural use.
Land raising activities can also restore previously derelict and disturbed land to enable a
more positive and beneficial use55. Inert wastes are often used in engineering operations
such as the construction of landscape or noise mitigation bunds. Such land raising
activities might be linked to new development and so may make good use of the resultant
spoil. In these circumstances these are likely to be sustainable benefits gained from using
the spoil in a project close by, rather than transporting it to a more distant facility56.
However, it is important that mineral workings are properly restored within the County and
this should not be prejudiced by the lack of suitable material57. The SWP requires land
raising schemes to result in not just small changes but that the activity makes a fully
beneficial contribution with substantial improvement to the quality of the land. Proposals
will also be expected to limit the quantity of deposited waste to the minimum necessary58.
86. In light of this policy WD7 of the SWP is clear that planning permission will only be granted
for engineering operations provided: (a) the waste to be disposed of cannot practicably and
reasonably be reused, recycled or processed59 or may otherwise be required for the
restoration of mineral workings; and (b) the proposed development is both essential for
and involves the minimum quantity of waste necessary60; and (c) the proposed

Paragraph B32
Where there is an absence of landscape, and international and national nature conservation designations;
and where the site is well served by the strategic road network or accessible by alternative means of
transport
55 Paragraph C29 of the SWP
56 Paragraph C35 of the SWP
57 Paragraph C36 of the SWP
58 Paragraph C30 of the SWP
59 To recover materials - produce compost, soil conditioner, inert residues etc.
60 For the purpose of restoring current or former mineral workings sites; or facilitating a substantial
improvement in the quality of the land; or facilitating an appropriate after use; or improving land damaged or
disturbed as a result of previous or existing uses and where no other satisfactory means exists to secure the
necessary improvement; or the engineering or other operations
53
54
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development does not prejudice the satisfactory restoration of mineral working sites in the
locality, having regard to the supply and availability of appropriate waste materials.
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87. Notwithstanding the above, to ensure that the potential benefits of engineering works are
maximised such proposals must include consideration of the final use of land including
proposals for a high quality of restoration and long term management plans for the
restored site. The finished levels of a restored site may be higher than adjoining land.
However, they will still be expected to incorporate high quality standards of restoration of
the site that are appropriate to the surrounding landscape61.
88. Consequently, policy WD8 of the SWP requires proposals for engineering operations were
appropriate, should: (a) incorporate finished levels that are compatible with the surrounding
area and any likely settlement. The finished levels should be the minimum required to
ensure the satisfactory restoration of the land for an agreed after use; (b) include proposals
for aftercare; and (c) make provision where practical for appropriate habitat creation for
biodiversity benefit.
The Development
89. The annual volume of construction, demolition and excavation (CD&E) waste generated in
Surrey over recent years has increased from about 1.4 million tonnes (mt) in 2009 to over
2mt in 2014. However, between 2015/2016 and 2016/2017 this trend dipped slightly as
some 1.97mt62 and 1.86mt63 of CD&E waste arose in Surrey respectively. Despite this
recent downturn Officers consider its overall upward trajectory is likely to continue beyond
the period of the SWP in line with construction activity in the County, South East, and
London. This consideration is borne out by Surrey County Council’s 2017/2018 monitoring
report which records that the County produced an estimated 2.49mt of CD&E waste in that
year.
90. Paragraph 6.2.20 of the 2017/2018 monitoring report explains that the 2017/2018 estimate
for CD&E waste is high due to an increase in the amount of the same being used for the
production of recycled aggregate. Recycled aggregate sales are used as a factor in the
steps for calculating the CD&E waste arisings. Further work is being done on the CD&E
waste used for recycled aggregates by Surrey County Council and the South East Waste
Planning Advisory Group.
91. In addition to CD&E waste arising in Surrey, a significant volume of CD&E waste is
imported to the County each year from elsewhere. For instance, in 2014/2015 over 1mt of
CD&E waste was imported to the County64. There appear to be no import figures for the
succeeding years. However, given the County’s location relative to London and its urban
environs, including road networks through Surrey, it is reasonable to assume that for
2015/2016 onwards the volumes of CD&E waste imported are likely to be at a similar ratio
i.e. 2:1.
92. The 2017/2018 Annual Monitoring Report explains65 that “generally there is sufficient
capacity overall to deal with the equivalent amount of waste arising in Surrey, however, a
significant proportion of this capacity is landfill. While landfill is recognised as an alternative
the [Waste Planning Authority] should plan for, it is considered the least desirable method
of managing our waste. Therefore, Surrey needs to continue to promote facilities for
preparing for reuse, recycling and recovery of waste.”

Paragraph C38 of the SWP
Surrey County Council Annual Monitoring Report 2015/2016, paragraph 6.1
63 Surrey County Council Annual Monitoring Report 2016/2017, Paragraph 6.1
64 Surrey County Council Annual Monitoring Report 2014/2015, Paragraph 5.2.22
65 Paragraph 6.3.11
61
62
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93. It should also be recognised that although the County has sufficient capacity to manage its
own CD&E waste, albeit mostly in the least desirable way, CD&E waste imported to the
County from elsewhere also needs to be taken into account and managed appropriately.
94. The proposed development seeks to utilise approximately 342,578 tonnes of CD&E waste
and would therefore provide the County with an equivalent amount of additional waste
management capacity over the two-year period in which the development is to take place.
This represents about 18% and 14% of the total volume of CD&E waste generated in
Surrey in the years 2016/2017 and 2017/2018 respectively. These percentage figures
would be materially lower if one were also to take account of CD&E waste imported to the
County and consider that the development would take place over a period of 24-months.
However, the proposal would nevertheless provide the County with moderate yet
significant additional waste management capacity for the duration of the development.
Consequently, Officers consider the development compliant with policy CW4 of the SWP.
95. Setting aside any adverse implications of importing 342,578 tonnes of CD&E waste to the
application site as proposed, from a waste management perspective it is recognised by
Officers that the engineering aspects of the development seek to utilise waste for beneficial
purposes.
96. The applicant has explained that the primary purpose of the development, capping of the
landfill, would remedy the damaging ‘corrugated’ landform that is developing as it
continues to settle and expose waste at the ground surface and therefore the adverse
implications settlement has on the golf course and its users. The proposed development
would also bring about other benefits. For instance it would reduce the volume of leachate
generated by the landfill as a result of bespoke surface water management arrangement this is likely to benefit the local water environment over the long-term. Capping of the
landfill would also sever contact between people and landfill waste protruding through the
ground surface, and is likely to mitigate landfill gas emissions directly to atmosphere66
through a formal landfill gas management regime and associated infrastructure.
97. Capping of the landfill would also provide the applicant with an opportunity to remodel and
re-align the golf course and practice ground outfield for improved safety, maintenance and
golf course interest; introduce a rainwater harvesting system so as to sever the golf club’s
reliance on Summer mains water supply thereby reducing pressure the wider domestic
supply; create a family-friendly adventure golf facility; provide for dedicated public access;
create a mosaic of differing habitats including panting of 1.5ha of woodland, 0.7ha of
wildflower grassland, 75 ornamental/specimen trees, and 0.3ha of wetland habitat; and
renew and modernise a number of existing features of the golf course including the driving
range building, lighting, boundary treatment67, short-game practice area, car park etc.
98. These aspects of the proposed development are vital to the club’s ambitions to raise the
quality of the golf course to a level commensurate with facilities within the wider
Broadwater Park complex and to create a ‘Golfing Academy’ with a strong emphasis on
the local community including schools. It is also projected that the development would
result in an increased use of the golf course thereby providing additional revenue to an
existing local business and public facility.
99. In this context Officers consider that the use of waste to facilitate the development
proposed as an alternative to the use of primary materials to achieve the same would, for
planning purposes, amount to the ‘recovery’ of waste managed in Surrey. From a
sustainable waste management perspective the recovery of waste is preferred over its use
for landfill.
See paragraph 22 above
Existing arrangements include change in ground levels between golf course and surrounding land and
woodland blocks

66
67
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100.The development is to set to be completed within a temporary period of up to 24 months.
The application site is not covered by any landscape designations or national or higherlevel nature conservation designations which Natural England’s consultation response
confirms. The Surrey Hills AONB Board and the CPA’s Visual Impact and Landscape
Consultant has confirmed that the proposal would not have an adverse impact on the
Surrey Hills AONB some 0.53km to the west and 0.55km to the south. Engineering and
land raising activities are to take place within the confines of the existing golf course and
once completed would enable continuation of the same land-use. The development would
therefore not result in the loss of undeveloped or greenfield land.
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101.In respect of access to the strategic road network and the scale of the development the
County Highway Authority has not objected to the development, including the proposed
HGV haulage route to and from the A3, subject to a range of conditions to secure the
mitigation measures proposed by the applicant and to improve the site access. For the
reasons given in this and the preceding paragraphs Officers consider that the development
satisfies policies WD2 and CW5 of the SWP.
102.On the basis of Officers’ experience it is considered that the CD&E waste material to be
used to facilitate the development is likely to arise from construction, demolition and
excavation sites within a 30 mile radius of the application site including London.
Considering the strong emphasis on the application of the Waste Hierarchy in the
development industry and the economics of reuse, recycling or recovery of waste over its
disposal to landfill, Officers share the applicant’s contention that a significant proportion of
the waste material to be deposited on the application site is unlikely to be suitable for reuse
or recycling for various reasons68.
103.Reuse, recycling or recovery of inert waste on or off-site is generally much cheaper than
disposal which attracts a penalty in the form of a financial tax. Consequently, Officers
consider that the development would attract inert waste that is unlikely to be otherwise
recycled or reused. As discussed in the preceding paragraphs, large volumes of CD&E
waste are managed in Surrey and the development proposed would provide additional
capacity over a two-year period to manage a proportion of the same in a sustainable and
beneficial way. Accordingly, Officers consider that any impact the proposal may have on
the restoration of mineral workings in the locality69 is unlikely to be significant. Officers
accept that the scale of the development is likely to impact on the ‘waste market’ within
Surrey but Officers do not consider that it would prejudice the timely restoration of mineral
workings in the locality over the 2-year development period. In this regard it is notable that
the CPA has not received any objection to the proposal from mineral operators in Surrey,
and that in 2016/201770 and 2017/201871 no mineral workings were subject to a request for
an extended time-period for restoration as a result of a lack of suitable inert restoration
material.
104.In these respects Officers consider that the development complies with parts (a) and (c) of
policy WD7 of the SWP. However, in order to be fully compliant with policy WD7 the
applicant is also required to demonstrate that the land raising proposed is both essential
and involves the minimum quantity of waste requisite.
105. The environmental and engineering assessments undertaken on behalf of the applicant
demonstrate that a capping layer of between 1m and 2m would provide improvement in
environmental risk management by separating humans from waste deposits, slowing the
Including its provenance and proximity to sites where these activities are undertaken; physical
characteristics; and composition
69 Stanwell Quarry, Shepperton; Addlestone Quarry, Addlestone; Runfold South Quarry, Runfold; Land West
of Queen Mary Reservoir, Laleham; Homers Farm, Ashford; Reigate Road Quarry, Brockham; Homefield
Sandpit, Runfold
70 See Appendix 1 of Surrey County Council Annual Monitoring Report 2016/2017
71 See Appendix 1 of Surrey County Council Annual Monitoring Report 2017/2018
68
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generation of leachate from unsaturated wastes, and preventing gas emissions directly to
atmosphere. The applicant is proposing a cap of about 1.3m deep across the extent of the
landfill. The ‘cap’ would then be extended predominately by an additional layer of soil
between 2m and 3m deep72 and in limited areas by some 4m of additional soil73. The
reasons for the proposed increase in soil levels over and above the landfill 'cap' are
because there is very little soil in situ which could be reused; there is a need to engineer
positive surface water drainage flows of between 5% and 10% for rainwater harvesting and
surface water management74 aided by subsoil drainage infrastructure; the storage water
lagoon is to be constructed above the landfill, and for the purposes of golf course interest
including significant tree planting.
106.Officers consider that it would be clear to any reasonable observer who visits the golf
course that the same is in a poor state of repair primarily because of continuing ground
settlement, waste materials protruding through the ground surface, and poor drainage.
These problems have a wide range of obvious adverse and ongoing implications on the
quality and functionality of the golf course including undulating land-form, water pooling
and parching, disrupted maintenance regimes, and unstable trees. These implications
plainly increase risk to the public and affiliates of the golf course including staff. These
matters, which are evidenced by the applicant’s supporting documentation75, are not
conducive to a long-standing local business or indeed an outdoor public leisure facility
within an award winning park.
107.Waverley Borough Council (Environmental Pollution Control) supports the proposed
development and in this regard has explained that it would “…provide a long term solution
to the issues at the site with respect to its former use as a landfill. The capping will reduce
infiltration of water through the landfill and prevent members of the public from contact with
waste at the surface. Overall the proposals will provide significant environmental
betterment…” Similarly, Waverley Borough Council (Parks and Countryside) supports the
proposed development subject to a range of practical matters which could be satisfactorily
addressed by way of planning conditions.
108.The applicant has explained that the grading design of the landform proposed has been
through a lengthy and iterative process whereby the minimum depth of the ‘cap’ has been
established by environmental consultants (between some 1m and 2m) followed by new
levels of the golf course (between some 2m and 4m) that ensure surface water is managed
in a way that controls and directs runoff away from Broadwater Lake to the east, to the
proposed water storage lagoon (which is to be constructed above the landfill cap level),
and otherwise to soakaways in areas away from the underlying landfill (primarily to the
south and west). Surface water management is discussed in more detail in paragraphs
200 to 211 below.
109.In addition to capping and drainage requirements the depth of CD&EW to be deposited
across the application site needs to considered in light of the significant tree planting
proposed (six woodland blocks totalling 15,552m² (1.5ha)). In this respect Officers have
had regard to the Department for Communities and Local Government 2008 publication
‘Woodland Establishment on Landfill Sites - Ten Years of Research’. Amongst other
matters this study explains that at least 1m of soil cover is required to enable sustainable
growth to be maintained for trees of age up to 10 years; a greater soil cover depth is likely
to be required to support the moisture demands of mature trees; and the provision of 1.5m
of soil or soil-forming material overlying a ‘cap’ will ensure that trees can be established on
landfills without posing a significant threat to cap integrity up to their 16th year.

See sections A, B, D, and E
See section C1 to C2
74 To be specifically directed away from Broadwater Lake to the east and to soakaways away from landfill
waste
75 Discussed in paragraphs 15 to 23 above.
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110.Waverley Borough Council (Parks and Countryside) have queried whether the composition
of soils to be deposited on the application site would be suitable for the tree planting
proposed. The nature of the soil material imported to the application site would be
determined by the Environmental Permit required for the development to proceed.
However, so as to ensure that suitable soils are provided in the context of the tree species
to be planted a planning condition could be imposed on any consent issued. Such a
condition would require the applicant to provide a landscape specification for tree planting
which includes provision of suitable topsoils and tree nursery stock in accordance with BS
3882 and BS 3936-1 respectively.
111.Similarly, Surrey County Council’s Ecologist considers that the proposal would provide for
positive ecological enhancements subject to range of practicalities that could be
adequately addressed by way of planning conditions. Ecological matters are discussed in
more detail in paragraphs 228 to 240 below.
112.The CPA’s Visual Impact and Landscape Consultant has assessed the proposal and
explained that the zone of visual influence of the proposed development would be
extremely limited in all seasons. Crucially, regarding the landscape character of the local
area, the proposal would not materially alter the existing characteristics of the application
site, that of a golf course, with existing features being enhanced and so (when complete)
these would not be uncharacteristic when set within the context of the existing landscape.
As such the Consultant considers that the remodelling and enhancement proposed would
have no significant or lasting effect upon the Peasmarsh River Valley Floor Landscape
Character Area, or the Surrey Hills AONB; with any potentially adverse effects limited to a
very local and contained area in and locally adjoining the application site.
113.Officers recognise that a ‘do nothing’ scenario or otherwise relocating the existing golf
course to some unidentified suitable alternative site would not solve the identified problems
with the underlying landfill. It is reasonable to assume that settlement of the landfill and
protrusion of waste through the ground surface and all resulting adverse implications will
continue for the foreseeable future in the absence of a practical solution. Officers also
recognise that ‘cut and fill operations’, to supplement the required volume of engineering
and soil material, thereby reducing the volume of waste required to be imported to the
application site, is not a viable option given the general absence of existing top soil and the
underlying landfill i.e. there are no viable ‘borrow’ areas. Other than the capping
operations proposed Officers are not aware of any alternative practical and satisfactory
solution to the identified problems.
114.Consequently, Officers consider that capping of the landfill as proposed is the only
sustainable method of ensuring the existing public outdoor leisure facility remains
functional and fit for purpose in the context of the wider Broadwater Park complex. In
these circumstances Officers also consider the approach adopted by the applicant in
seeking to remodel the golf course (a necessary consequence of capping operations) as
proposed including with a view to sustainable surface water management and golf course
interest to be reasonable and proportionate.
115.Considering the reasons and justifications given for the proposed development and taking
into account the implications on the local landscape Officers consider that land raising
proposed is both essential and involves the minimum quantity of waste requisite.
Additionally Officers consider that the development, as a whole, has been well-designed so
that upon completion it would bring about a substantial improvement to the quality of the
golf course and in turn contribute positively to the character and quality of the wider
Broadwater Park complex.
116.Accordingly, having regard to paragraphs 104 to 115 above, Officers contend that the
development, subject to conditions, satisfies part (b) of policy WD7 of the SWP. For the
same reasons and having regard to the additional habitat and ecological improvements to
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be provided for by the development76 Officers consider that the development, subject to
conditions, satisfies policy WD8 of the SWP.
117.Interested parties have raised various questions about the suitability of the waste to be
deposited and pollution that may arise as a result. Concerns have also been voiced about
the profits to be made by applicant in respect of the waste to be received. These are not
matters that should or could be taken into account in determining the proposal with former
being a matter for the pollution control authorities whom the CPA should assume would be
effective and the latter not a material planning consideration. The Environment Agency
has advised that the development would require the benefit of an Environmental Permit
and the CPA should assume that this regulatory regime would operate effectively.
Sustainable Waste Management Conclusion
118.Having regard to paragraphs 89 to 117 above, Officers consider that the development
satisfies Policies CW4, CW5, WD2, WD7, and WD8 of the Surrey Waste Plan 2008.
Highways, Traffic and Access
Development Plan Policies
Surrey Waste Plan 2008 (SWP)
Policy DC3 – General Considerations
Waverley Borough Local Plan Part 1: Strategic Policies and Sites 2018 (WLP)
Policy ST1 - Sustainable Transport
Waverley Borough Local Plan 2002 (SWLP)
Policy M1 – Location of Development
Policy M2 – Movement Implications of Development
Policy M13 – Heavy Goods Vehicles
Policy MC14 – Car Parking Standards
Policy Context
119.Paragraph 102 of the Framework advises that transport issues should be considered from
the earliest stages of development proposals, so that: (a) the potential impacts of
development on transport networks can be addressed; (b) opportunities from existing or
proposed transport infrastructure, and changing transport technology and usage, are
realised – for example in relation to the scale, location or density of development that can
be accommodated; (c) opportunities to promote walking, cycling and public transport use
are identified and pursued; (d) the environmental impacts of traffic and transport
infrastructure can be identified, assessed and taken into account – including appropriate
opportunities for avoiding and mitigating any adverse effects, and for net environmental
gains; and (e) patterns of movement, streets, parking and other transport considerations
are integral to the design of schemes, and contribute to making high quality places.
120.At paragraph 103 the Framework explains that the planning system should actively
manage patterns of growth in support of the above listed objectives. Significant
development should be focused on locations which are or can be made sustainable,
through limiting the need to travel and offering a genuine choice of transport modes. This
can help to reduce congestion and emissions, and improve air quality and public health.
However, opportunities to maximise sustainable transport solutions will vary between
urban and rural areas, and this should be taken into account in both plan-making and
decision-making.
121.In considering development proposals paragraph 108 of the Framework advocates that it
should be ensured that: (a) appropriate opportunities to promote sustainable transport
modes can be – or have been – taken up, given the type of development and its location;
76

As discussed in paragraphs 227 to 239 below
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(b) safe and suitable access to the site can be achieved for all users; and (c) any
significant impacts from the development on the transport network (in terms of capacity
and congestion), or on highway safety, can be cost effectively mitigated to an acceptable
degree.

8

122.Paragraph 109 of the Framework then goes on to state that development should only be
prevented or refused on highways grounds if there would be an unacceptable impact on
highway safety, or the residual cumulative impacts on the road network would be severe.
123.Within this context, the Framework explains77 that applications for development should: (a)
give priority first to pedestrian and cycle movements, both within the scheme and with
neighbouring areas; and second – so far as possible – to facilitating access to high quality
public transport, with layouts that maximise the catchment area for bus or other public
transport services, and appropriate facilities that encourage public transport use; (b)
address the needs of people with disabilities and reduced mobility in relation to all modes
of transport; (c) create places that are safe, secure and attractive – which minimise the
scope for conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street
clutter, and respond to local character and design standards; (d) allow for the efficient
delivery of goods, and access by service and emergency vehicles; and (e) be designed to
enable charging of plug-in and other ultra-low emission vehicles in safe, accessible and
convenient locations.
124.Paragraph 111 of the Framework states that all developments that will generate significant
amounts of movement should be required to provide a travel plan, and the application
should be supported by a transport statement or transport assessment so that the likely
impacts of the proposal can be assessed.
125.Appendix B of the NPW states that in testing the suitability of sites for waste management
the CPA should bear in mind the envisaged waste management facility in terms of its
nature and scale and consider the suitability of the road network and the extent to which
access would require reliance on local roads.
126.In this regard policy DC3 of the SWP requires that applicants demonstrate, by the
provision of adequate supporting information, that any impacts of the development can be
controlled to achieve levels that will not significantly adversely affect people, land,
infrastructure and resources. The policy goes on to state that the supporting information
should include, where appropriate, an assessment of traffic generation, access and
suitability of the highway network, and mitigation measures to minimise or avoid material
adverse impact and compensate for any loss.
127.The Local Transport Plan covering Waverley is the Surrey Transport Plan (2011-2026).
This seeks to help people to meet their transport and travel needs effectively, reliably,
safely and sustainably within Surrey; in order to promote economic vibrancy, protect and
enhance the environment and improve the quality of life. The Borough Council will work
with Surrey County Council to ensure that the Borough's needs are reflected in future
transport plans. As part of this work, the Borough Council will, where appropriate, require
the use of Travel Plans by new development and promote their use within other areas.
128.Policy ST1 of the SWLP explains that the Borough Council will work in partnership with
Surrey County Council, neighbouring authorities, transport providers and other key
stakeholders to ensure that development schemes: (a) are located where opportunities for
sustainable transport modes can be maximised, reflecting the amount of movement
generated, the nature and location of the site and recognising that solutions and measures
will vary from urban to rural locations; (b) make the necessary contributions to the
improvement of existing, and provision of new, transport schemes that lead to
77
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improvements in accessibility and give priority to the needs of pedestrians, cyclists, users
of public transport, car sharers and users of low and ultra-low emission vehicles; (c)
include measures to encourage non-car use such as on-site cycle parking; (d) ensure
development proposals are consistent with, and contribute to the implementation of the
Surrey Local Transport Plan; (e) require the submission of Transport Assessments and
Travel Plans and other appropriate measures in new developments that generate
significant traffic volumes or have significant impact on the Strategic Road Network; (f)
contribute to transport infrastructure improvements, where appropriate and viable; (g) are
consistent with the objectives and actions within the Air Quality Action Plan; (h) encourage
the provision of new and improved footpaths, bridleways and cycleways, provided there
would be no significant effect on Special Protection Areas and other areas of importance
for nature conservation; and (i) make appropriate provision for car parking78, having regard
to the type of development and its location, in accordance with local standards.
129.Waverley Borough Council’s parking guidelines set out the level of car parking expected
for new development. The guidelines are divided into two main sections, one dealing with
non-residential development, and one dealing with residential development. In addition to
this, the document sets out guidelines for cycle parking provision, disabled parking and
school parking requirements. In respect of golf clubs and driving ranges the guidelines
suggest 1 car space per 0.3 holes or per driving bay or individual assessment/justification.
In addition they require an additional 5% of total parking spaces be allocated for disabled
users or a minimum of 1 space per 750m² (whichever is the greater) to meet demand.
Further design guidance is also provided by the guidelines.
130.Policy M1 of the SWLP states that the Council will seek to ensure that development is
located so as to reduce the need to travel, especially by private car, and to encourage a
higher proportion of travel by walking, cycling and public transport. In particular, the
Council will seek to: (a) locate major trip generating developments in locations in Farnham,
Godalming, Haslemere and Cranleigh which are highly accessible by public transport,
cycling and walking; and (b) resist major trip generating developments in peripheral or rural
locations where access would be predominantly by private car and where accessibility by
other modes is poor.
131.Policy M2 of the SWLP requires that all development proposals should provide safe
access for pedestrians and road users, including cyclists, designed to a standard
appropriate for the highway network in the vicinity and the level of traffic likely to be
generated by the development.
132.Policy M13 of the SWLP states that the Council will seek to minimise the adverse impact of
lorry traffic within the Borough. In particular the Council will seek to locate development
which are likely to generate heavy goods vehicle movements where the highway
infrastructure is capable of accommodating those movements.
133.Policy M14 of the SWLP states that the level of car parking provision appropriate for
individual development proposals will be required to make appropriate provision for motor
vehicle parking space, having regard to the developer’s own requirements, subject to road
safety and traffic management implications, and the accessibility of the location to means
of travel other than the private car assessed according to the location and type of
development.
The Development
134.Some 342,578 tonnes (214,111m3) of inert waste material would be imported to the
application site in order to facilitate the proposed development. This would involve
approximately 70 HGV trips (140 HGV movements) per working day (Monday to Friday) for
78
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18-24 months. Operational hours of the development is proposed between 0730 to 1830
hours Monday to Friday with no working on Saturdays, Sundays, bank/public or national
holidays. Within these constraints construction traffic will only access and egress the
application between 0730 and 1630 hours.
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135.It is proposed that construction traffic enters the area from the north off the A3 using the
B3000, New Pond Road. Vehicles would travel along the B3000 to the roundabout with
the A310079 where they would turn right onto the A3100 to reach the access to the golf
club and make a right turn into the site. When leaving the site, vehicles would turn left out
onto the A3100 and retrace the route back to the A3 along the B3000. The applicant
submits that the alternative routes available80 are unsuitable for HGV traffic and any
significant increase in HGV traffic for reasons of road safety.
136.The speed limit at the golf course access is 40mph. This access benefits from good
visibility in both directions along the A3100. The A3100 has an average width of 7.5m in
the vicinity of the access and a 1m wide southbound cycle lane. A northbound cycle lane
is located on the northern footway. There are pedestrian footpaths on both sides of the
A3100 on the approaches to the application site access. These are well lit and in good
condition. The golf course in served by several bus routes81 which have stops in both
directions within 200m walking distance on each side of its access. There are also several
on and off-road cycle routes close to the golf course.
137.The existing vehicular access to the golfing facility will need to be modified to safely
accommodate access and egress of HGVs associated with the proposed development.
These modifications would comprise an increased radius of the eastern side of the site
access junction with the A3100 by 2m and inclusion of measures to ensure pedestrians
can continue to safely cross the site access junction. The detail of these modification are
provided on Drawing Ref. 001 Proposed Construction Site Access dated 7 March 2018
and Drawing Ref. G20371/101 Rev. A Visibility Splay dated January 2016.
138.The applicant has committed to providing a wheelwash facility to ensure mud is not
deposited on the public highway as a result of HGVs leaving the application site and a road
sweeper to ensure that any mud or debris that is so deposited is cleaned up at the
applicant’s expense.
139.Officers understand that the golf course facility will be closed to members of the public over
the development period. Following completion of the development an additional 17
parking spaces would be provided by extending the existing car park to some 90 vehicle
spaces. The applicant anticipates that following completion of the development the new
facility would generate a total number of 93 vehicles trips per day (worst case scenario
which is unlikely).
140.The applicant has submitted a Transport Statement and Construction Access Report in
support of the proposed development. These were supplemented by the submission of a
Technical Note in March 2018 to address matters raised by the County Highway Authority
(CHA) during their consideration of the proposed development. These assessments
modelled and identified the transport implications82 of the proposed 70 HGV trips (140
HGV movements) over the working day, and the peak hour and off peak conditions.
Similarly, they assessed the implications of 93 vehicle trips to be generated by the golf
course facility per day following completion of the development. They conclude that the
impact of both phases of the development (construction phase and operational phase)
would be very limited in terms of the junction capacity at the A3100/B3000 roundabout,
and well within capacity of the site access/A3100 junction with significant capacity to spare;
About 1km to the north of the golf course access
To the north of the A3100/B3000 roundabout, and to the south towards Godalming
81 Routes 523 (Milford Hospital); 503 (Milford - Guildford); and 70/71/72 (Haslemere – Midhurst)
82 Specifically on the A3100/B3000 roundabout junction and the site access junction with the A3100
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and in any case such impact would be limited to a temporary period of no more than 24
months. They also identify that the impact of the new facility would be at a level where it
would not be noticeable within day to day variations in traffic flow and queue lengths at the
roundabout.
141.The CHA has assessed the proposed development in terms of the net additional traffic
generation resulting from the proposed development, access arrangement and parking
provision and are satisfied that it would not have a material impact on the safety and
operation of the adjoining public highway. This response is subject to a range of planning
conditions including provision of the improved site access prior to commencement of the
development, a Construction Transport Management Plan83, and a plan to encourage the
use of sustainable transport to and from the golf course.
142.Interested parties have raised concerns regarding an increase in traffic congestion;
increased risk to pedestrians; blocked drains and mud on the road; and damage to the
road surface as a result of the proposed development. Concerns have also been raised in
respect of the cumulative transport implications of the proposed development (in the
context of works to the River Way).
143.However, the assessments undertaken on behalf of the applicant and the views of the
CHA do not corroborate the concerns raised in respect of congestion, safety and
cumulative impact. The proposal would lead to a modest and temporary increase in traffic
at the site access junction and the A3100/B3000 junction which both have adequate
capacity to deal with such an increase. This is equally true in respect of the golf course
facility once the development has been completed. The proposal would not have a
material impact on the operation of the highway. Moreover, there is no evidence to
suggest that additional vehicles will adversely affect highway safety. For these reasons
Officers do not consider that the development will give rise to any material cumulative
transport related impacts.
144.Any impact from the passage of HGVs will be of an amenity and/or environmental nature
and will be transient and temporary. These aspects of the development are discussed
below in the relevant sections of this report and, as with the highway mitigation measures
discussed in the preceding paragraphs, can be suitably mitigated by measures to be
secured by planning conditions. Such conditions would include measures to prevent mud
being deposited on the highway and cleaning of the highway in such an event. Given the
scale and temporary nature of the proposed development and its likely transport
implications as discussed above, Officers consider it reasonable and necessary to require
the applicant to provide for repairs to the public highway following completion of the
development. In this regard the applicant has agreed to undertake before and after
surveys of the highway and fund any repairs necessary. An appropriate condition could be
imposed on any consent granted to secure such measures.
Highways, Traffic and Access Conclusion
145.Subject to a range of conditions therefore Officers conclude that the proposed
development satisfies Policy DC3 of the SWP, Policy ST1 of the WLP, and Policies M1,
M2, M3, M13, M14 of the SWLP.
Environment and Amenity
Development Plan Policies
Surrey Waste Plan 2008 (SWP)
Policy DC2 – Planning Designations
83 To control matters secure a range of mitigation measures relating to wheel cleaning, road sweeping,
hours of deliveries, parking, (un)loading, vehicle routing, storage of plant and materials etc.
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Policy DC3 – General Considerations
Waverley Borough Local Plan Part 1: Strategic Policies and Sites 2018 (WLP)
Policy SP1 – Presumption in Favour of Sustainable Development
Policy SP2 – Spatial Strategy
Policy LRC - Leisure and Recreation Facilities
Policy RE3 - Landscape Character
Policy HA1 - Protection of Heritage Assets
Policy NE1 - Biodiversity and Geological Conservation
Policy CC1 - Climate Change
Policy CC2 - Sustainable Construction and Design
Policy CC4 - Flood Risk Management
Waverley Borough Local Plan 2002 (SWLP)
Policy D1 – Environmental Implications of Development
Policy D2 – Compatibility of Uses
Policy D3 - Resources
Policy D5 – Nature Conservation
National Guidance
146.Paragraph 91 of the National Planning Policy Framework (the Framework) expects
planning decisions to realise healthy, inclusive and safe places which: (a) promote social
interaction, including opportunities for meetings between people who might not otherwise
come into contact with each other84; (b) are safe and accessible, so that crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion
85; and (c) enable and support healthy lifestyles, especially where this would address
identified local health and well-being needs86.
147.Similarly, paragraph 92 of the Framework advocates that in order to provide the social,
recreational and cultural facilities and services the community needs, planning decisions
should: (a) plan positively for the provision and use of shared spaces, community facilities
87 and other local services to enhance the sustainability of communities and residential
environments; (b) take into account and support the delivery of local strategies to improve
health, social and cultural well-being for all sections of the community; (c) guard against
the unnecessary loss of valued facilities and services, particularly where this would reduce
the community’s ability to meet its day-to-day needs; (d) ensure that established shops,
facilities and services are able to develop and modernise, and are retained for the benefit
of the community; and (e) ensure an integrated approach to considering the location of
housing, economic uses and community facilities and services.
148.The Framework also explains88 that existing open space, sports and recreational buildings
and land, including playing fields, should not be built on unless: (a) an assessment has
been undertaken which has clearly shown the open space, buildings or land to be surplus
to requirements; or (b) the loss resulting from the proposed development would be
replaced by equivalent or better provision in terms of quantity and quality in a suitable
location; or (c) the development is for alternative sports and recreational provision, the
benefits of which clearly outweigh the loss of the current or former use. It goes on to
advocate that planning decisions should protect and enhance public rights of way and

For example through mixed-use developments, strong neighbourhood centres, street layouts that allow for
easy pedestrian and cycle connections within and between neighbourhoods, and active street frontages
85 For example through the use of clear and legible pedestrian routes, and high quality public space, which
encourage the active and continual use of public areas
86 For example through the provision of safe and accessible green infrastructure, sports facilities, local
shops, access to healthier food, allotments and layouts that encourage walking and cycling
87 Such as local shops, meeting places, sports venues, open space, cultural buildings, public houses and
places of worship
88 Paragraph 97
84
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access, including taking opportunities to provide better facilities for users, for example by
adding links to existing rights of way networks including National Trails89.
149.When it comes to design the Framework emphasises90 that creation of high quality
buildings and places is fundamental to what the planning and development process should
achieve. Good design is a key aspect of sustainable development, creates better places in
which to live and work and helps make development acceptable to communities.
150.To this end it requires that planning decisions ensure that developments: (a) will function
well and add to the overall quality of the area, not just for the short term but over the
lifetime of the development; (b) are visually attractive as a result of good architecture,
layout and appropriate and effective landscaping; (c) are sympathetic to local character
and history, including the surrounding built environment and landscape setting, while not
preventing or discouraging appropriate innovation or change; (d) establish or maintain a
strong sense of place, using the arrangement of streets, spaces, building types and
materials to create attractive, welcoming and distinctive places to live, work and visit; (e)
optimise the potential of the site to accommodate and sustain an appropriate amount and
mix of development and support local facilities and transport networks; and (f) create
places that are safe, inclusive and accessible and which promote health and well-being,
with a high standard of amenity for existing and future users, and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion
and resilience91.
151.In respect of planning and flood risk, the Framework provides helpful guidance92. It states
that inappropriate development in areas at risk of flooding should be avoided by directing
development away from areas at highest risk93. Where development is necessary in such
areas, the development should be made safe for its lifetime without increasing flood risk
elsewhere. It goes on to explain that when determining any planning applications, the CPA
should ensure that flood risk is not increased elsewhere.
152.Where appropriate, applications should be supported by a site-specific flood-risk
assessment. Development should only be allowed in areas at risk of flooding where, in the
light of this assessment94 it can be demonstrated that: (a) within the site, the most
vulnerable development is located in areas of lowest flood risk, unless there are overriding
reasons to prefer a different location; (b) the development is appropriately flood resistant
and resilient; (c) it incorporates sustainable drainage systems, unless there is clear
evidence that this would be inappropriate; (d) any residual risk can be safely managed;
and (e) safe access and escape routes are included where appropriate, as part of an
agreed emergency plan.
153.Major developments, as is the case with the proposal, should incorporate sustainable
drainage systems unless there is clear evidence that this would be inappropriate. The
systems used should: (a) take account of advice from the lead local flood authority; (b)
have appropriate proposed minimum operational standards; (c) have maintenance
arrangements in place to ensure an acceptable standard of operation for the lifetime of the
development; and (d) where possible, provide multifunctional benefits.
154.In more general terms, paragraph 170 of the Framework advocates that planning decisions
should contribute to and enhance the natural and local environment by: (a) protecting and
enhancing valued landscapes, sites of biodiversity or geological value and soils; (b)
recognising the intrinsic character and beauty of the countryside, and the wider benefits
Paragraph 98
Paragraph 124
91 Paragraph 127
92 Paragraphs 155; 163; and 165
93 Whether existing or future
94 And the sequential and exception tests, as applicable
89
90
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from natural capital and ecosystem services – including the economic and other benefits of
trees and woodland; (c) minimising impacts on and providing net gains for biodiversity,
including by establishing coherent ecological networks that are more resilient to current
and future pressures; (e) preventing new and existing development from contributing to,
being put at unacceptable risk from, or being adversely affected by, unacceptable levels of
soil, air, water or noise pollution or land instability. Development should, wherever
possible, help to improve local environmental conditions such as air and water quality; and
(f) remediating and mitigating despoiled, degraded, derelict, contaminated and unstable
land, where appropriate.
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155.Permission should be refused for development of poor design that fails to take the
opportunities available for improving the character and quality of an area and the way it
functions, taking into account any local design standards or style guides in plans or
supplementary planning documents95. Great weight should be given to outstanding or
innovative designs which promote high levels of sustainability, or help raise the standard of
design more generally in an area, so long as they fit in with the overall form and layout of
their surroundings96.
156.Paragraph 172 of the Framework also explains that great weight should be given to
conserving and enhancing landscape and scenic beauty in Areas of Outstanding Natural
Beauty (AONB), which have the highest status of protection in relation to these issues.
157.In relation to biodiversity paragraph 175 of the Framework clarifies that when determining
planning applications, the CPA should apply the following principles: (a) if significant harm
to biodiversity resulting from a development cannot be avoided97, adequately mitigated, or,
as a last resort, compensated for, then planning permission should be refused; (b)
development on land within or outside a Site of Special Scientific Interest (SSSI), and
which is likely to have an adverse effect on it98, should not normally be permitted; (c)
development resulting in the loss or deterioration of irreplaceable habitats99 should be
refused, unless there are wholly exceptional reasons and a suitable compensation strategy
exists; and (d) opportunities to incorporate biodiversity improvements in and around
developments should be encouraged, especially where this can secure measurable net
gains for biodiversity.
158.Additionally, the law100 places a duty on Surrey County Council (SCC) to consider
biodiversity in the full range of their activities including determining planning applications.
159.Turning to the matter of pollution, paragraph 178 of the Framework explains that planning
decisions should ensure that: (a) a site is suitable for its proposed use taking account of
ground conditions and any risks arising from land instability and contamination. This
includes risks arising from natural hazards or former activities such as mining, and any
proposals for mitigation including land remediation101; (b) after remediation, as a minimum,
land should not be capable of being determined as contaminated land under Part IIA of the
Environmental Protection Act 1990; and (c) adequate site investigation information,
prepared by a competent person, is available to inform these assessments. The
Framework is clear that where a site is affected by contamination or land stability issues,
responsibility for securing a safe development rests with the developer and/or landowner102.

Paragraph 130
Paragraph 131
97 Through locating on an alternative site with less harmful impacts
98 Either individually or in combination with other developments
99 Such as Semi-natural Ancient woodland and ancient or veteran trees
100 Section 40 of the Natural Environment and Rural Communities Act 2006
101 As well as potential impacts on the natural environment arising from that remediation
102 Paragraph 179
95
96
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160.Moreover, paragraph 180 of the Framework advocates that planning decisions should also
ensure that new development is appropriate for its location taking into account the likely
effects103 of pollution on health, living conditions and the natural environment, as well as
the potential sensitivity of the site or the wider area to impacts that could arise from the
development. In doing so it should: (a) mitigate and reduce to a minimum potential adverse
impacts resulting from noise from new development – and avoid noise giving rise to
significant adverse impacts on health and the quality of life; (b) identify and protect tranquil
areas which have remained relatively undisturbed by noise and are prized for their
recreational and amenity value for this reason; and (c) limit the impact of light pollution
from artificial light on local amenity, intrinsically dark landscapes and nature conservation.
161.In respect of air quality, paragraph 181 of the Framework requires planning decisions to
sustain and contribute towards compliance with relevant limit values or national objectives
for pollutants, taking into account the presence of Air Quality Management Areas
(AQMAs), and the cumulative impacts from individual sites in local areas. Opportunities to
improve air quality or mitigate impacts should be identified, such as through traffic and
travel management, and green infrastructure provision and enhancement.
162.Further, planning decisions should ensure that new development can be integrated
effectively with existing businesses and community facilities104. Existing businesses and
facilities should not have unreasonable restrictions placed on them as a result of
development permitted after they were established. Where the operation of an existing
business or community facility could have a significant adverse effect on new development
in its vicinity, the ‘agent of change’ should be required to provide suitable mitigation before
the development has been completed105.
163.Paragraph 183 of the Framework requires that the focus of planning decisions should be
on whether proposed development is an acceptable use of land, rather than the control of
processes or emissions where these are subject to separate pollution control regimes.
Planning decisions should assume that these regimes will operate effectively. Equally,
where a planning decision has been made on a particular development, the planning
issues should not be revisited through the permitting regimes operated by pollution control
authorities.
164.Lastly, the Framework explains at paragraph 184 that Heritage Assets range from sites
and buildings of local historic value to those of the highest significance, such as World
Heritage Sites which are internationally recognised to be of Outstanding Universal Value.
These assets are an irreplaceable resource, and should be conserved in a manner
appropriate to their significance, so that they can be enjoyed for their contribution to the
quality of life of existing and future generations.
165.Accordingly, applicants should describe the significance of any Heritage Assets affected by
the proposal, including any contribution made by their setting. The level of detail should be
proportionate to the assets’ importance and no more than is sufficient to understand the
potential impact of the proposal on their significance. As a minimum the relevant historic
environment record should have been consulted and the Heritage Assets assessed using
appropriate expertise where necessary. Where a site on which development is proposed
includes, or has the potential to include, Heritage Assets with archaeological interest, local
planning authorities should require developers to submit an appropriate desk-based
assessment and, where necessary, a field evaluation106.

Including cumulative effects
Such as places of worship, pubs, music-venues and sports clubs
105 Paragraph 182
106 Paragraph 189
103
104
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166.Additionally, the CPA should identify and assess the particular significance of any heritage
asset that may be affected by a proposal107 taking account of the available evidence and
any necessary expertise. They should take this into account when considering the impact
of a proposal on a heritage asset, to avoid or minimise any conflict between the heritage
asset’s conservation and any aspect of the proposal108.
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167.Paragraph 193 of the Framework is clear that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should be
given to the asset’s conservation109. This is irrespective of whether any potential harm
amounts to substantial harm, total loss or less than substantial harm to its significance.
168.Paragraph 194 goes on to explain that any harm to, or loss of, the significance of a
designated heritage asset110, should require clear and convincing justification. Substantial
harm to or loss of: (a) grade II listed buildings should be exceptional; (b) assets of the
highest significance111 should be wholly exceptional.
169.Paragraph 195 of the Framework states that where a proposed development will lead to
substantial harm to112 a designated heritage asset, local planning authorities should refuse
consent, unless it can be demonstrated that the substantial harm or total loss is necessary
to achieve substantial public benefits that outweigh that harm or loss.
170.Paragraph 196 states that where a development proposal will lead to less than substantial
harm to the significance of a designated heritage asset, this harm should be weighed
against the public benefits of the proposal including, where appropriate, securing its
optimum viable use.
171.Over and above the guidance provided by the Framework in respect of Heritage Assets,
s66 and s72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 are
material to the determination of the subject planning application. In respect of listed
buildings s66 requires that Surrey County Council, in considering whether to grant planning
permission for development which affects a listed building or its setting, have special
regard to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses. In respect of Conservation Areas s72
requires that SCC, with respect to any buildings or other land in a conservation area, pay
special attention to the desirability of preserving or enhancing the character or appearance
of that area.
172.Annex B of the NPW explains that in determining planning applications, The CPA should
consider the following factors and also bear in mind the envisaged waste management
facility in terms of type and scale:
(a) Protection of water quality and resources and flood risk management including proximity
of vulnerable surface and groundwater or aquifers. For landfill or land-raising, geological
conditions and the behaviour of surface water and groundwater should be assessed
both for the site under consideration and the surrounding area. The suitability of
locations subject to flooding, with consequent issues relating to the management of
potential risk posed to water quality from waste contamination, will also need particular
care;

Including by development affecting the setting of a heritage asset
Paragraph 190
109 The more important the asset, the greater the weight should be
110 From its alteration or destruction, or from development within its setting
111 Scheduled monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings,
grade I and II* registered parks and gardens, and World Heritage Sites
112 Or total loss of significance of
107
108
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(b) Land instability including the locations, and/or the environs of locations, that are liable to
be affected by land instability, will not normally be suitable for waste management
facilities;
(c) Landscape and visual impacts including (i) the potential for design-led solutions to
produce acceptable development which respects landscape character, (ii) the need to
protect landscapes or designated areas of national importance, (iii) and localised height
restrictions;
(d) Nature conservation including any adverse effect on a site of international importance, a
site with a nationally recognised designation, Nature Improvement Areas and ecological
networks and protected species;
(e) Conserving the historic environment including potential effects on the significance of
Heritage Assets, whether designated or not, including any contribution made by their
setting;
(f) Air emissions, including dust and the proximity of sensitive receptors, including
ecological as well as human receptors, and the extent to which adverse emissions can
be controlled through the use of appropriate and well-maintained and managed
equipment and vehicles;
(g) Odours including the proximity of sensitive receptors and the extent to which adverse
odours can be controlled through the use of appropriate and well-maintained and
managed equipment;
(h) Vermin and birds including the proximity of sensitive receptors.
(i) Noise, light and vibration including the proximity of sensitive receptors. The operation of
large waste management facilities in particular can produce noise affecting both the
inside and outside of buildings, including noise and vibration from goods vehicle traffic
movements to and from a site. Intermittent and sustained operating noise may be a
problem if not properly managed particularly if night-time working is involved. Potential
light pollution aspects will also need to be considered;
(j) Litter which can be a concern at some waste management facilities; and
(k) Potential land use conflict. Likely proposed development in the vicinity of the location
under consideration should be taken into account in considering site suitability and the
envisaged waste management facility.
Development Plan Policy
173.Policy DC2 of the SWP is clear that planning permission will not be granted for waste
related development where this would endanger, or have a significant adverse impact, on
the setting of Listed Buildings; Conservation Areas; groundwater; land liable to flood;
priority habitat and species; AONBs; and SSSIs. This policy goes on to explain that in
assessing each development proposal, due regard will be paid to prevailing national policy
and guidance appropriate both to the areas and features of acknowledged importance and
the proposed means of dealing with waste, and that this assessment will also take into
account whether any significant adverse impact identified could be controlled to acceptable
levels.
174.Further, policy DC3 of the SWP explains that planning permission for waste related
development will be granted provided it can be demonstrated by the provision of
appropriate information to support a planning application that any impacts of the
development can be controlled to achieve levels that will not significantly adversely affect
people, land, infrastructure and resources.
175.In this regard the information supporting the proposed development must include
assessment of the following matters and where necessary, appropriate mitigation should
be identified so as to minimise or avoid any material adverse impact and compensate for
any loss: (a) the release of polluting substances to the atmosphere or land arising from
facilities and transport; (b) the contamination of ground and surface water; (c) the drainage
of the site and adjoining land and the risk of flooding; (d) water consumption requirements
and consideration of water management within operational plant; (e) groundwater
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conditions and the hydrogeology of the locality; (f) the visual and landscape impact of the
development on the site and surrounding land; (g) in the case of buildings, demonstration
of high quality of design; (h) adverse effects on neighbouring amenity including noise,
fumes, vibration, glare, dust, litter, odour, and vermin; (i) adverse effects on open spaces,
settlements, woodland, or existing or potential outdoor recreation uses, including Public
Rights of Way; (j) the loss or damage to flora and fauna and their respective habitats at the
site or on adjoining land including linear or other features which facilitate the dispersal of
species; (k) the loss or damage to archaeological resources; (l) potential danger to aircraft
from birdstrike and structures; (m) scope for limiting the duration of use; (n) any health
impacts; and (o) the management arrangements for residues arising from any waste
management facility.
176.Policy SP1 of the WLP explains that when considering development proposals, the CPA
will take a positive approach that reflects the presumption in favour of sustainable
development contained in the Framework. It will always work proactively with applicants to
find solutions so proposals can be approved wherever possible, and to secure
development that improves the economic, social and environmental conditions in the area.
Planning applications that accord with the policies in Development Plan will be approved
without delay, unless material considerations indicate otherwise.
177.Policy SP2 of the WLP sets out the spatial strategy for the Borough. It states that in order
to maintain Waverley’s character whilst ensuring that development needs are met in a
sustainable manner, where relevant the Spatial Strategy to 2032 is to: (a) avoid major
development on land of the highest amenity and landscape value, such as the AONB and
to safeguard the Green Belt; (b) focus development at the four main settlements including
Godalming; and (c) maximise opportunities for the redevelopment of suitable brownfield
sites for housing, business or mixed use.
178.Policy LRC1 of the WLP states that the CPA will seek to retain, enhance and increase the
quantity and quality of open space, leisure and recreation facilities and to improve access
to them.
179.Policy RE3 of the WLP explains that new development must respect and where
appropriate, enhance the distinctive character of the landscape in which it is located. The
protection and enhancement of the character and qualities of the AONB that is of national
importance will be a priority and will include the application of national planning policies
together with the AONB Management Plan. The setting of the AONB will be protected
where development outside its boundaries harm public views from or into the AONB. The
same principles for protecting the AONB will apply in the Area of Great Landscape Value
(AGLV), which will be retained for its own sake and as a buffer to the AONB, until there is a
review of the Surrey Hills AONB boundary, whilst recognising that the protection of the
AGLV is commensurate with its status as a local landscape designation.
180.In respect of Heritage Assets Policy HA1 of the WLP states that the CPA will ensure that
the significance of the Heritage Assets within the Borough are conserved or enhanced to
ensure the continued protection and enjoyment of the historic environment by: (a)
safeguarding and managing Waverley’s rich and diverse heritage. This includes all
Heritage Assets, archaeological sites and historic landscapes, designated and nondesignated assets, and their setting in accordance with legislation and national policy; and
(b) understanding and respecting the significance of the assets.
181.Policy NE1 of the WLP concerns biodiversity and geological conservation. It states that
the CPA will seek to conserve and enhance biodiversity within Waverley. Development will
be permitted provided that it: (a) retains, protects and enhances features of biodiversity
and geological interest and ensures appropriate management of those features; and (b)
ensures any adverse impacts are avoided, or if unavoidable, are appropriately mitigated.
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182.Policy CC1 of the WLP explains that development will be supported where it contributes to
mitigating and adapting to the impacts of climate change, including measures that: (a) use
renewable and low carbon energy supply systems; (b) provide appropriate flood storage
capacity; (c) address issues of flood risk through the application of Policy CC4; (d) provide
high standards of sustainable design and construction with built-in resilience to climate
change, or use green infrastructure and SuDS to help absorb heat, reduce surface water
runoff and support habitat networks.
183.Similarly, Policy CC2 states that the CPA will seek to promote sustainable patterns of
development and reduce the level of greenhouse gas emissions by: (a) ensuring all new
development, including residential extensions, include measures to minimise energy and
water use through its design, layout, landscape and orientation; (b) encouraging the use of
natural lighting and ventilation; (c) being designed to encourage walking, cycling and
access to sustainable forms of transport; (d) building at higher densities where appropriate
and supporting mixed-use development; (e) incorporating measures that protect and,
where possible, enhance the biodiversity value of the development; and (f) minimising
construction and demolition waste and promoting the reuse and recycling of building
materials.
184.Policy CC4 of the WLP advocates that in order to reduce the overall and local risk of
flooding in the Borough: (a) development must be located, designed and laid out to ensure
that it is safe; (b) that the risk from flooding is minimised whilst not increasing the risk of
flooding elsewhere; and (c) that residual risks are safely managed. Additionally,
sustainable drainage systems (SuDS) will be required on major developments and
encouraged for smaller schemes. A site-specific Flood Risk Assessment will be required
for sites within or adjacent to areas at risk of surface water flooding as identified in the
SFRA. There should be no increase in either the volume or rate of surface water runoff
leaving the site. Proposed development on brownfield sites should aim to reduce run off
rates to those on greenfield sites where feasible. There should be no property or highway
flooding, off site, for up to the 1 in 100 year storm return period, including an allowance for
climate change.
185.Policy D1 of the SWLP states that the CPA will have regard to the environmental
implications of development and will promote and encourage enhancement of the
environment. Development will not be permitted where it would result in material detriment
to the environment by virtue of: (a) loss or damage to important environmental assets,
such as buildings of historical or architectural interest, local watercourses, important
archaeological sites and monuments and areas of conservation, ecological or landscape
value; (b) harm to the visual character and distinctiveness of a locality, particularly in
respect of the design and scale of the development and its relationship to its surroundings;
(c) loss of general amenity, including material loss of natural light and privacy enjoyed by
neighbours and disturbance resulting from the emission of noise, light or vibration; (d)
levels of traffic which are incompatible with the local highway network or cause significant
environmental harm by virtue of noise and disturbance; or (e) potential pollution of air, land
or water, including that arising from light pollution and from the storage and use of
hazardous substances.
186.This policy goes on to explain that the Council will seek, as part of a development
proposal, to resolve or limit environmental impacts. This may include the submission of a
flood-risk/run-off assessment to determine the potential flood risk to the development, the
likely effects of the development on flood risk to others, whether mitigation is necessary,
and if so, whether it is likely to be effective and acceptable.
187.Policy D2 of the WBLP states that the Council will seek to ensure that proposed and
existing land uses are compatible. In particular: (a) development which may have a
materially detrimental impact on sensitive uses with regard to environmental disturbance or
pollution will not be permitted; (b) uses such as housing or schools which are sensitive to
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disturbance or pollution will not be permitted near existing premises which generate
significant disturbance or pollution, or which handle hazardous substances; (c) the Council
will encourage redevelopment of a site with a more appropriate use where an existing
permitted or lawful use is causing material detriment to the character and amenities of the
area and its loss or relocation is acceptable having regard to other policies of the
Development Plan.
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188.Policy D3 of the WBLP explains that where a development is acceptable in principle, the
Council will encourage environmentally innovative schemes which: (a) conserve energy
and water through appropriate location, design, layout, landscaping and materials; and (b)
minimise the use of non-renewable resources through the re-use or recycling of previously
developed land, buildings and materials.
189.Policy D5 of the WBLP explains that development in both urban and rural areas should
take account of nature conservation issues. The Council will: (a) seek to retain within a
site any significant features of nature conservation value; (b) not permit development that
would materially harm a protected species of animal or plant, or its habitat; and (c)
encourage the enhancement of existing areas or features of nature conservation value and
the creation and management of new wildlife habitats.
Air Quality
190.Given the nature and scale of the development proposed the potential air quality impacts
arising can be expected to be dust impacts (construction phase) and emissions to air
(nitrogen dioxide and PM10 particulate matter) from construction and operational traffic.
Interested parties have raised a number of concerns in these respects.
191.The applicant has submitted an Air Quality Assessment113 in relation to both dust and
vehicle emissions in the context of residential and ecological receptors. The CPA’s Air
Quality Consultant (AQC) has reviewed this assessment and agrees that it has identified
the potentially significant effects of the proposal using the appropriate guidance114.
192.The AQC considers the applicant’s assessment relating to dust emissions to be robust.
The assessment concludes that the risk of impacts for earthworks, construction and
vehicle track out is high in terms of dust soiling but that these impacts could be mitigated to
acceptable levels by the implementation of a number of measures as set out in Section 8
of the document. These measures115 (to be contained in a site-specific Construction
Environmental Management Plan) could be secured by planning condition should consent
be granted. In respect of human and ecological receptors the risk is considered to be low.
However, in this regard Natural England has advised that any such CEMP should explain
how construction activities will be undertaken to avoid any detrimental impact on the
nearby SSSI from dust, spillages and polluted run-off.
193.In respect of vehicle emissions116 arising from construction traffic, modelled concentrations
have been compared with monitored concentrations at 3 locations117 for the construction
phase of the development. This to establish the potential impact on human receptors
located along the proposed construction traffic route. It has been concluded that the
impact of construction related traffic at each of the 11 selected representative sensitive

Ref. VC-170613-AQ-RP-0001 R01 dated 25 July 2017
Guidance on the Assessment of Dust from Demolition and Construction, Institute of Air Quality
Management, 2014; and Land-Use Planning & Development Control: Planning for Air Quality, Institute of
Air Quality Management and Environmental Protection UK, 2017
115 Practical measures to be put in place in respect of earthworks; construction; and vehicle track out
116 Nitrogen Dioxide, PM10 particulates and PM2.5 particulates
117 Godalming 8 (Godalming AQMA); Godalming 3 (Bridge Street); and Godalming 11 (Catteshall Lane)
113
114
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receptors118 would be negligible and temporary in nature. The assessment demonstrates
that no exceedances of any of the Air Quality Objectives would be expected. The emission
impacts arising from the proposed development would therefore not be significant. The
AQC consultant agrees with this conclusion.
194.The applicant’s assessment also predicted that the operational phase of the development
(at worst 93 vehicle movements per day) would be below the relevant threshold for an
impact assessment and it would therefore have a negligible impact on local air quality
concentrations or the Godalming AQMA.
195.Although interested parties have raised concerns in respect of dust and vehicle emissions,
the assessments undertaken on behalf of the applicant and the CPA demonstrate that dust
emissions can be controlled and mitigated to acceptable levels and that impacts arising
from vehicle emissions for both the construction and operational phase of the development
would not be significant. For these reasons Officers conclude that the proposed
development is, subject to conditions, compliant with Development Plan policies relating to
air quality.
Noise
196.The proposal will give rise to noise as a result of the operation of plant and machinery119
and the coming and going of HGVs including a mobile road sweeper. Accordingly, the
applicant has submitted a Construction Noise Assessment in accordance with BS
5228:2014120 in support of the same.
197.This assessment has been reviewed by the CPA’s Noise Consultant (NC). The NC
consultant considers that the applicant’s assessment has adopted the appropriate
methodology necessary to evaluate the noise impacts that may arise from the
development, and that the assumptions contained within the assessment are reasonable.
Similarly, the relevant survey locations121 are considered representative of the nearest
noise sensitive receptors. The assessment has predicted that construction noise levels at
the identified receptors during each phase of the development would be below noise level
thresholds at which significant effects are likely. The NC agrees with this prediction
subject to the imposition of planning conditions to control operational noise and the time in
which HGV deliveries can take place.
198.Although interested parties have raised concerns about the potential impact of construction
noise, the applicant’s quantitative assessment demonstrates that the proposed
development can be undertaken without causing significant harm to local amenity.
However, should planning permission be granted Officers would recommend that certain
measures are secured by way of planning conditions to ensure that local amenity is not
adversely affected. Such conditions to include measures to ensure that the development
is undertaken within a period of no more than 24-months; restricting operational hours to
between 0700 to 1800 hours Monday to Friday with no working on Saturdays, Sundays,

C3 Diffusion Tube Location (X495509; Y147024); C5 Diffusion Tube Location (X495498; Y147097); C6
Diffusion Tube Location (X495453; Y147206); Guildford Cremetorium; Residential property adjacent to
Freeborn Guildford; Residential property off Guildford Road; Residential property off Guildford Road;
Beefeater Public House; Residential property off New Pond Road; Residential Property at Loseley Park;
Compton Village Hall
119 A single 3-way soil screening plant, Extec 5000 or similar; Bulldozer, Cat D6 or similar; 2 x 14t tracked
excavator; 10t dump truck; and tractor (Table 3, Part 4, Construction Noise Assessment Ref. VC-102480EA-RP-0001, 2 August 2017)
120 Code of practice for noise and vibration control on construction and open sites
121 Houses on Pondfield Road to the west of the application site; Houses on Summers Road to the north of
the application site (east of the tennis courts); and Hotel and houses to the southeast of the application site
118

Page 79

8

Public, National and Bank Holidays; restricting construction traffic to between 0700 and
1630 hours Monday to Friday; and limiting the number of HGVs on any working day122.
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199.Accordingly, Officers conclude that the proposed development satisfies Development Plan
policies relating to noise.
Flood Risk
200.Although the proposed development is ‘water compatible’, a site-specific Flood Risk
Assessment123 has been submitted in support of the proposed development on the basis
that the application site area is greater than 1ha. The purpose of this assessment was to
evaluate flood risk at the site and in relation to the proposed development, and devise
measures to ensure that the development does not increase flood risk elsewhere.
201.The applicant’s assessment establishes that there are no formal surface water drainage
arrangements for the golf course and that half of the course drains towards Broadwater
Lake to the east. The other half of the golf course contributes directly to the River Wey
catchment which is beyond the A3100 to the south of the application site. Local variations
in topography, particularly undulations caused by the subsiding landfill waste means that
drainage paths are not clearly defined. The application site is at low risk of flooding from
any sources.
202.However, the proposed capping and remodelling works (which will raise ground levels
within the application site) is likely to increase the percentage surface water runoff thereby
increasing the risk from surface water flooding. Accordingly, the remodelling of the golf
course has been designed to direct the majority of surface water inwards towards the
proposed water storage lagoon whilst runoff from the peripheral banks would be
intercepted by a system of swales, infiltration trenches and an infiltration basin.
203.Runoff from the banks in the south-west and west will be intercepted by a swale and trench
system then infiltrated via an infiltration trench124 beyond the edge of the landfill at hole 6.
Runoff from the banks to the south east will be intercepted by a swale and trench system
then infiltrated via an infiltration trench125 and basin beyond the edge of the landfill southeast and east of hole 1. Runoff from the driving range on the northern margins of the
application site would be intercepted by an infiltration trench126 located beyond the edge of
the landfill to the north and east thereby preventing runoff into Broadwater Lake.
204.Details of the proposed surface water management arrangements are provided on
Drawing Ref. 811.13 Rev C Control of Surface Water Runoff dated 29 July 2017. The
applicant’s assessment has provided estimated surface water runoff peak rates and
volumes post capping and remodelling.
205.It is expected that irrigation of the golf course will use at least 2,800m³ of harvested rainfall
each year, predominantly during 20 weeks in the summer. This irrigation will drawdown
the proposed water storage lagoon below the outflow control thereby providing additional
storage capacity for the winter months. It would also mitigate the business and
environmental costs of using the potable water supply (i.e. drinking water) for golf course
irrigation.
206.There is a requirement for the proposed water storage lagoon to outflow to a nearby water
body. The nearest water body to the application site is Broadwater Lake to the east.
However, Broadwater Angling Club, who manage the lake, object to such an outflow. The
To be secured by way of a Construction Transport Management Plan
Flood Risk Assessment Ref. K0692/1 Rev2 dated January 2017
124 0.42m in depth
125 0.7m in depth
126 0.51m in depth
122
123
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angling club are concerned that any new outfall to the lake would disturb contaminated silt
currently at the bottom of the lake. The next nearest water body to the application site is
the ordinary watercourse flowing through the garden of Wey Bank Cottage (beyond the
A3100 to the south) eventually discharging to the River Wey. Accordingly, the water
storage lagoon could be discharged to this watercourse via a Thames Water manhole at
the edge of the golf course. Thames Water have confirmed that such a connection can be
made and specified a 100mm pipe.
207.During capping and remodelling operations there will be bare soils on the application site
prior to seeding. This may increase the rate of surface water runoff from the application
site and delivery sediment off site. It is therefore proposed that the swales are constructed
prior to major groundworks so as to intercept the increased runoff. Further, small
temporary soil barriers or berms would be placed along the margins of the application site
where landscaping works are taking place in order to trap any eroded sediment.
208.The proposed surface water management arrangements would be inspected regularly by
the applicant to ensure that it remains capable of acting as designed.
209.Although no objection has been raised, Natural England have recommended that
appropriate sustainable drainage systems be used in relation to the car park associated
with the golf course so as to manage surface water and pollution runoff. They also
recommend that in areas which are at risk of hydrocarbon contamination, oil interceptors
should be used to remove hydrocarbons prior to discharge of runoff into soakaways or
other drainage systems; and that any drainage systems should include the provision for
controlling any pollutants associated with surface water runoff.
210.The Lead Local Flood Authority (LLFA) has reviewed the water surface drainage strategy
for the proposed development and assessed it against the requirements under the
Framework, its accompanying practice guidance and technical standards. The LLFA is
satisfied that the proposed development meets the requirements set out in the
aforementioned guidance documents. Accordingly, no objection to the proposal has been
raised subject to planning conditions to ensure that the proposed surface water
management arrangements are properly implemented and maintained throughout the
lifetime of the development. Officers will ensure that any such conditions include the car
park and provision for oil interceptors as per Natural England’s advice.
211.For these reasons Officers consider that the proposed development satisfies Development
Plan policies relating to flooding, surface water management and sustainable drainage
systems.
Landscape and Visual Impact
212.The applicant has explained127 in the supporting ‘visual and landscape character appraisal’
that the application site is visually extremely screened from its external surrounds both in
summer and winter and exerts no visual impact on the surrounding park as a result. The
relevant landscape character is one of a golf facility and the proposal seeks to enhance the
same with the only material addition to the landscape being an Adventure Golf Facility
adjacent to the existing car park and club house. The proposed landform will be that of a
golf course but it will differ from the current landform as a result of the imposed soil cap
and remodelling of the golf course. Any areas where higher banks are required will be
densely planted and keyed in sensitively (extending existing woodland blocks) to ensure
the already limited boundary views are not negatively impacted.
213.The proposed development has been reviewed by the CPA’s Visual Impact and
Landscape Consultant (VLC). In respect of the effects of the proposed development on
127

Section 8: Appearance, page 78, Design and Access Statement V2 dated 30 September 2017
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landscape character the VLC concurs with the applicant. The zone of visual influence of
the proposal would be extremely limited both in summer and winter. Crucially, regarding
the landscape character of the local area, the proposed development would not materially
alter the existing characteristics of the application site, that of a golf course, with existing
features being enhanced and so (when complete) these would not be uncharacteristic
when set within the context of the existing landscape. As such, the VLC considers the
remodelling and enhancement of the existing golf course would have no significant or
lasting effect upon the Peasmarsh River Valley Floor Landscape Character Area (LCA
RV6), the Surrey Hills AGLV or AONB; with potentially adverse effects limited to a very
local and contained area in and locally adjoining the application site.
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214.In respect of the construction phase of the development, the VLC considers that a
combination of onsite plant, material and vehicle movements would result in potential
adverse effects upon a number of visual receptors of varying sensitivity, particularly in
close proximity to the application site. With the majority of mature vegetation on the site
boundaries retained, the VLC considers that any such visual effects during the construction
period would largely be as a result of construction traffic using the B3000 New Pond Road
and A3100 Guildford Road (Meadrow), and accessing and exiting the application site. This
would be the case, particularly for residents living adjacent to these routes, as well as road
and footway users. With an estimated construction period of up to 24-months, and the
already heavily trafficked nature of these routes, the VLC considers that any potentially
adverse visual effects would be temporary and not significant.
215.In relation to the operational phase of the development128, the VLC considers that the zone
of visual influence of the development would be extremely limited, both in summer and
winter, with only glimpsed views at a very local level, due to existing mature woodland
blocks, trees and vegetation, particularly along the application site boundaries. As the
majority of existing vegetation would be retained and enhanced129, it is likely that views to
the proposed development would continue to be limited with only very glimpsed views in
close proximity to the application site and through natural gaps in the vegetation.
Accordingly, the VLC considers that there would be no material change to local views and
those from wider surrounds as a result of the proposed development.
216.The VLC has also considered the impact of the proposed development on users of the
local rights of way network. In this regard Public Footpath 24 (FP24) is in close proximity
to the application site and is accessed off the A3100 to the south-west. There would be
potential glimpsed views to the proposed development from this footpath, as it joins the
A3100, through existing roadside vegetation directly opposite the footpath entry and exit
point. Additionally, with land to the south-west rising towards Bunkers Hill Farm, the VLC
considers it reasonable to assume that glimpsed views to the proposed development
would be available from parts of FP24. However, there are significant blocks of woodland,
along with hedgerow and tree vegetation adjacent to and surrounding much of FP24,
effectively screening the proposed development from view. Similarly, there are several
other footpaths and bridleways (BW) in the local area130 along with several footpaths within
the urban area of Farncombe. The VLC considers that with the exception of footpaths
within Farncombe, these rights of way are located to the south-west of the application site
and are similarly surrounded by significant woodland blocks and existing vegetation which
would limit views. As the proposal would not materially alter the existing characteristics of
the application site, the VLC considers that there would be no significant effect upon views
from FP24, or other footpaths and bridleways within the local area as a result of the
proposed development.
217.Accordingly, although potential adverse visual effects have been identified for the
construction period, these effects would be temporary and limited to a local level and the
Some interested parties have raised concerns about the visual impact of the proposed perimeter fencing
See Drawing Ref. 811.03 Soft Landscape Plan Rev B dated 29 July 2017
130 FP22; FP470; FP474; BW473; and BW476
128
129
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VLC does not consider these to be significant. Similarly, the VLC considers that the
landscape of the Surrey Hills AGLV and AONB, and LCA RV6 would be unaffected and
views from the local rights of way network and other visual receptors in the surrounding
landscape would also be unaffected. Consequently, the VLC concurs with the findings of
the applicant’s assessment and considers that the same is suitable for the nature and
scale of the proposed development.
218.Contrary to the view of some interested parties, the Surrey Hills AONB Board has
considered the proposed development and concluded, in line with the judgement of the
VLC, that the proposal would have no impact upon the setting of the AONB.
219.Further, some interested parties have commented that the new 2 metre high fence around
the perimeter of the site would be intrusive and have a negative impact on the park’s
landscape and connectivity, and as such would not comply with the management plan for
the park. Concerns have also been raised about the impact of the fence on existing public
access arrangements and local ecology (preventing small mammals passing through the
golf course).
220.Waverley Borough Council (Parks and Countryside) have not raised objection to the
proposed perimeter fence. However, they have requested that both sides of the fence be
planted with suitable native hedge species so as to soften its appearance in the context of
the wider park and provide for further habitat and an additional source of food. Such
planting can be secured by way of planning condition should consent be granted. They
have also commented that they would also like to see some re-alignment of the proposed
fence line, as the current proposals seem a little out of sync with the north-western
boundary of the applicant’s leased area. Re-alignment of the fence could also be
satisfactorily addressed by the imposition of a planning condition on any consent issued.
221.The applicant has clearly explained the proposed perimeter fence would seek to mitigate
safety concerns of people walking across the golf course and to prevent unauthorised
access to the facility after hours which has in the past lead to numerous incidences of antisocial behaviour including dog fouling and vandalism. Subject to satisfying Waverley
Borough Council of the alignment and screening of the proposed fence, and requiring
provision for small mammal migration across the application site, Officers consider that it is
a reasonable and proportionate measure in the circumstances.
222.Waverley Borough Council (Parks and Countryside) welcomes the addition of an
adventure golf area within golf course facility. However, they would favour a theme which
incorporates links to local history, sport, and the local area in general. This is another
matter that can be satisfactorily addressed by way of planning conditions.
223.Waverley Borough Council (Parks and Countryside) has also expressed their approval in
respect of the proposed permissive path to be provided as part of the development. In this
regard that have confirmed that the same will assist in the overall desire to improve
footpath and cycle links around the Broadwater Park complex, and have noted the
applicant’s intention work with the Borough Council outwith the subject planning application
in order to deliver an extension to the proposed permissive path (to the north) and
provision of a further permissive path to the east of the golf course.
224.Lastly, Waverley Borough Council (Parks and Countryside) have explained that as part of
overall improvements to Broadwater Park in general they are currently embarking on a
programme of revising site signage by way of a consistent theme and also the
rationalisation of all signage. To this end they would like to discuss proposals for revised
entrance signage to the golf course so as to ensure that it fits and that there is a move
away from the current signage on display. Signage relating to the golf course falls outside
the remit of the subject planning application and the County Planning Authority. This is
another matter the applicant will need to engage with the Borough Council about in future.
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225.In respect of the driving range facility BERM outfield lighting, together with floodlights, is
proposed to improve upon the existing lighting arrangement and to increase customer
experience. Beam floodlights would be installed at low level along the length of the range,
thereby avoiding the need for high powered floodlights. On the driving range itself the
proposal is to install 2 x 400w metal halide floodlights in 7 ground level locations. Mounted
at 4m on the tee stalls of the driving range building, 7 x 400w metal halide floodlights are
proposed. In relation to the Adventure Golf Facility, the applicant proposes 5 x 8m high
columns with 400w metal halide floodlights. Having considered these proposals the CPA’s
Lighting Consultant considers that the driving range lighting proposed would be generally
contained on the driving range with minimal spill lighting. Similarly, in respect of the
Adventure Golf Facility the Lighting Consultant considers that light would be generally
contained within the boundary of this facility and the proposals are therefore acceptable
subject to floodlights being installed at a tilt angle of less than 15 degrees. Overall, the
Lighting Consultant considers the proposals to be acceptable subject to reasonable
operational hours which can be secured by way of planning conditions.
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226.In respect of the proposed building, Officers acknowledge that it is to replace a similar
building, used for the same functional purpose, in a similar location. In this regard Officers
do not consider that the proposed building, albeit larger, would be out of character with the
nature of the land use as a golf course. Taking into account the considered views of the
LVC about the likely visual and landscape impact of the proposed development, and
considering the planting proposed to be undertaken as part of the development which is
primarily around the driving range facility, Officers do not consider that the physical
extension of the building would have an adverse impact on visual amenity or the local
landscape. The impacts of the building in the context of the Green Belt is discussed in
paragraphs 256 to 273 below.
227.Having regard to the matters discussed through this particular section of the report Officers
consider that Development Plan policies relating landscape and visual impact are satisfied
by the proposed development subject to conditions.
Ecology
228.The applicant has submitted an Ecological Walkover Assessment and Protected Species
Survey in respect of the proposed development. This provides the results of the extended
Phase 1 Habitat Survey of the existing golf course and adjacent areas of woodland. It
includes a full presence and absence reptile survey and Great Crested Newt habitat
suitability index surveys. It considers the nature conservation value of the habitats
identified and the potential for legally protected or notable species to be present at the
application site. Potential effects of the proposed development on such species and their
habitats are considered and, separately, issues associated with the legal protection
afforded to these animals are identified. Opportunities to avoid potential significant effects
and mitigation are also discussed. This report was updated in January 2019131.
229.The site consists of a 9-hole golf course and a driving range. It has been built on a former
landfill site with very thin soil coverage. The ecological survey area focussed on an area
comprising high maintenance grassland, scattered trees, scrub and an area of improved
grassland to the north.
230.The background ecological data search highlighted the statutory sites Wey Valley
Meadows SSSI some 300m to the north and Charterhouse to Eashing SSSI approximately
2km north of the application site. 11 non-statutory designated sites are recorded within 2
km of the site. The proposed development and ongoing management is not anticipated to
have an adverse impact on these sites.

131

Preliminary Ecological Appraisal dated 7 January 2019
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231.There are records of protected species including 4x common reptiles, water vole and
dormouse, along with red and amber bird species within 2 km of the site. The application
site offers suitable habitat for bats, birds, and hedgehog.
232.A Great Crested Newt scoping survey highlighted 1 waterbody within 500 m of the
application site boundary (the distance newts travel from their breeding ponds) and 1
within the boundary. Both ponds were subjected to Habitat Suitability Index surveys, both
scored poor.
233.Areas of improved grassland and scrub showed low suitable habitat for reptiles. The one
building on site showed negligible bat roost potential, several trees were noted with
potential roost features and habitats on site offer moderate suitability for foraging and
commuting bats, however no trees suitable for bat roosts would be affected by the
proposed development.
234.The applicant’s report identifies that ongoing management should seek to retain and
protect important habitats currently bordering the site. These include the retention of the
boundary trees where possible and woodland areas. If this is not possible then appropriate
mitigation and compensation measures would be required to ensure the sites biodiversity
value is maintained.
235.The report also highlights that the proposed development is an exciting and important
opportunity to vastly improve the biodiversity of the area. The carefully designed woodland
planting and eco-friendly drainage ditches across the application site, will rapidly be
colonised through natural succession. The new layout will also create both habitat
corridors and wildlife havens, providing ecological niches and an overall high net biological
gain over the present habitats and the wider area.
236.It also explains that any disturbances would be temporary and adequately compensated
for with stringent mitigation measures employed and monitored throughout the construction
phase of the development and into its operational phase; and emphasises that the
applicant has worked closely with Ecologists to vastly improve the ecological value of the
application site. The planting of wild areas and thousands of new trees all go towards an
important biodiversity gain over the existing situation in compliance with the Framework.
237.The proposed development includes ecological compensatory and enhancement
measures relating to woodland; wild areas; wildflower/rough grassland; wetland; new
ponds; habitat corridors; and additional habitat132 as set out in paragraphs 33 and 34
above.
238.SCC’s Ecologist has evaluated the proposed development. In this regard it has been
explained that there is no objection to the proposal as the applicant’s ecological reports are
sufficient to conclude that there will be no adverse ecological impacts and no further
surveys are required. Moreover, the Ecologist considers that there are positive ecological
enhancements that can be achieved through the proposal. The Ecologist points to the
mitigation measures to be employed during the construction phase of the development and
has recommended that these be secured by planning condition. In relation to the
ecological enhancements proposed the Ecologist has recommended that the applicant be
required to provide a 10-year Landscape and Ecological Management Plan so as to secure
these measures and provide certainty that they will be delivered and managed in the longterm.
239.As discussed in paragraphs 109 and 110 above Waverley Borough Council (Parks and
Countryside) have raised concern about the nature of the soil to be deposited on the
132 See paragraphs 5.4.1 to 5.4.7 of Ecological Walkover Assessment and Protected Species Survey dated
7 July 2016
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application site. Additionally, they have expressed their dissatisfaction about the
applicant’s proposal to include Red Oak as a tree species to be planted. The Borough
Council would prefer to see this species replaced with Maple. The issues relating to soil
has been dealt with in paragraphs 109 and 110. So as to ensure that tree species
acceptable to the Borough Council are provided as part of the development Officers could
impose a condition requiring the submission of a landscape specification for tree planting
in accordance with BS 3926. Interested parties have questioned the effect of the proposed
perimeter fencing on wildlife. SCC’s Ecologist does not consider that it would adversely
affect the same subject to the provision of appropriate gaps within the fence to allow for
small mammals to pass through the fence and application site. Such provision could be
satisfactorily secured by way of condition.
240.For the reasons set out above Officers consider that the proposal satisfies Development
Plan policy in respect of ecological matters subject to a range of conditions.
Heritage Assets
241.The two Listed Buildings133 that once formed part of Broadwater Park, together with the
lake to the east, are all that remain of what was once a small mid-19th century estate.
Whilst the principal residence and many of the estate buildings have been lost, the area of
park remains open land, with little significant housing development, save for the buildings
of Broadwater School and those associated with the leisure activities that now occupy
much of its grounds. All the historic and Listed Buildings that line the southern side of the
A3100 Guildford Road (Meadrow) form part of a ribbon development situated along, and
facing onto, a significant roadway. This has, in all cases, provided their historic setting
since the date of their construction.
242.The applicant has submitted a Heritage Statement134 in support of the proposed
development. This explains that the application site itself is almost entirely overlying a
historic landfill site, with the result that little or no buried archaeological remains will
survive. The proposed development will not involve the reduction in the existing ground
surface. It is therefore not anticipated that there will be any impact upon any buried
archaeological remains. Moreover, there are no Heritage Assets within the curtilage of the
application site.
243.In respect of the effect of the development upon the setting of Heritage Assets the
applicant’s assessment explains that it will not lead to any change in the open nature of the
application site, with the existing golf course use continuing post development. It
acknowledges that the development will lead to a temporary increase in HGV traffic along
the road onto which the majority of Heritage Assets face and that this will increase noise,
dust and vibration levels for the duration of the development. Such traffic will be arriving at
the site from the north-east, thereby impacting upon those Heritage Assets located
immediately adjacent to, or north-east of, the application site access.
244.In order to determine whether the proposal will have an impact upon the setting of Heritage
Assets, it is first necessary to assess whether and how the setting makes a contribution to
their significance. As the applicant’s assessment explains, in this case the highlighted
Heritage Assets (those along the A3100 to the south of the application site) are, and have
always been, located alongside a roadway, with the result that their setting is in fact closely
interdependent upon the continued use of that roadway. Indeed the most significant threat
to that setting would be either the closure of the roadway or the assets’ separation from it.
245.Consequently, the applicant’s assessment explains that the increase in noise, dust and
vibration, from the increased use of the roadway, while it might impact upon the senses of
133 ‘Former dairy opposite Nos. 1 & 2 Stable Cottages’ (Historic England List ID 1352720) 90m north-east;
and ‘Former kitchen garden wall’ (Historic England List ID 1293456) 120m north;
134 Heritage Statement dated June 2017
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individuals in the vicinity, will not impact upon the setting of any Heritage Assets, since that
setting is in no way dependent upon an absence of noise, dust and vibration. Indeed it
could be argued that it is very much part of that setting.
246.SCC’s Historic Buildings Officer (HBO) has evaluated the proposed development and
considered the applicant’s assessment. In addition the HBO has reviewed the first edition
ordnance survey map for the relevant area. This shows that the majority of the area was
parkland with a drive through it and the lake with the same outline including its distinctive
island. Providing any landraising undertaken has a natural profile in the context of the area
the HBO agrees with the applicant’s assessment that the setting of nearby Listed Buildings
will not be affected from the physical change. Similarly, with regard to temporary impact of
HGVs the Officer does not consider that this will have any material impact on the fabric of
Listed Buildings.
247.Consequently, Officers consider that the proposal has been assessed in accordance with
Framework and that there will be no material impact on the special interest of any Listed
Buildings as a result of the proposed development. For these reasons Officers conclude
that the proposal satisfies Development Plan policies relating to Heritage Assets.
Environment and Amenity Conclusion
248.In respect of dust, vehicle emissions, noise, flood risk, and landscape and visual impact it
has been demonstrated by the provision of appropriate information that the proposed
development would not give rise to unacceptable impacts subject to a range of conditions.
In relation to Heritage Assets it has been determined by the applicant’s assessment and
Surrey County Council’s Historic Buildings Officer that the proposal would not give rise to
material impacts on the special interest of any Listed Buildings or buried archaeological
remains. From an ecological perspective the proposal will, subject to a range of
conditions, facilitate positive ecological enhancements to the application site and wider
Broadwater Park complex without giving rise to any adverse ecological impacts. Officers
do not consider that matters pertaining to vermin, odour and stability are relevant to the
proposal considering the nature of the same. In this context therefore Officers consider
that the development, as a whole, has been well-designed so that upon completion it
would, subject to conditions, bring about a substantial improvement to the quality of the
golf course and in turn contribute positively to the character and quality of the wider
Broadwater Park complex.
249.Accordingly, considering paragraphs 189 to 247 above, Officers conclude that the
proposal, subject to a range of conditions, satisfies Policies DC2 and DC3 of the SWP;
Policies SP1, SP2, LRC, RE3, HA1, NE1, CC1, CC2, and CC4 of the WLP; and Policies
D1, D2, D3, and D5 of the SWLP.
Metropolitan Green Belt
Development Plan Policy
Surrey Waste Plan 2008 (SWP)
Policy CW6 – Green Belt
Waverley Borough Local Plan Part 1: Strategic Policies and Sites 2018 (WLP)
Policy RE2 – Green Belt
Policy Context
249.The National Planning Policy Framework 2019 (the Framework) explains at paragraph 133
that the Government attaches great importance to Green Belts. The fundamental aim of
Green Belt policy is to prevent urban sprawl by keeping land permanently open; the
essential characteristics of Green Belts are their openness and their permanence.
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250.In addition to their aim, paragraph 134 of the Framework explains that the Green Belt
serves five purposes: (a) to check the unrestricted sprawl of large built-up areas; (b) to
prevent neighbouring towns merging into one another; (c) to assist in safeguarding the
countryside from encroachment; (d) to preserve the setting and special character of
historic towns; and (e) to assist in urban regeneration, by encouraging the recycling of
derelict and other urban land.
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251.Paragraph 143 of the Framework is clear that inappropriate development is, by definition,
harmful to the Green Belt and should not be approved except in very special
circumstances. When considering any planning application, the CPA should ensure that
substantial weight is given to any harm to the Green Belt. ‘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.
135

252.Moreover, the CPA should regard the construction of new buildings as inappropriate in the
Green Belt. Exceptions to this are: (a) buildings for agriculture and forestry; (b) the
provision of appropriate facilities (in connection with the existing use of land or a change of
use) for outdoor sport, outdoor recreation, cemeteries and burial grounds and allotments,
as long as the facilities preserve the openness of the Green Belt and do not conflict with
the purposes of including land within it; (c) the extension or alteration of a building provided
that it does not result in disproportionate additions over and above the size of the original
building; (d) the replacement of a building, provided the new building is in the same use
and not materially larger than the one it replaces; (e) limited infilling in villages; and (f)
limited affordable housing for local community needs under policies set out in the
development plan (including policies for rural exception sites); and (g) limited infilling or the
partial or complete redevelopment of previously developed land.136
253.Moreover, paragraph 146 of the Framework explains that certain other forms of
development are also not inappropriate in the Green Belt provided they preserve its
openness and do not conflict with the purposes of including land within it. These are: (a)
mineral extraction; (b) engineering operations; (c) local transport infrastructure which can
demonstrate a requirement for a Green Belt location; (d) the re-use of buildings provided
that the buildings are of permanent and substantial construction; (e) material changes in
the use of land (such as changes of use for outdoor sport or recreation, or for cemeteries
and burial grounds); and (f) development brought forward under a Community Right to
Build Order or Neighbourhood Development Order.
254.Policy CW6 of the SWP states that there is a presumption against inappropriate waste
related development in the Green Belt except in very special circumstances. Very special
circumstances to justify inappropriate development in the Green Belt will not exist unless
the harm by reason of inappropriateness, and any other harm, is clearly outweighed by
other considerations. The policy outlines that the following considerations may contribute
to very special circumstances: (a) the lack of suitable non-Green Belt sites; (b) the need to
find locations well related to the source of waste arisings; (c) the characteristics of the site;
and (d) the wider environmental and economic benefits of sustainable waste management
including the need for a range of sites.
255.Policy RE2 of WLP explains that the Green Belt will continue to be protected against
inappropriate development in accordance with the Framework. In accordance with national
planning policy, new development will be considered to be inappropriate and will not be
permitted unless very special circumstances can be demonstrated. Certain forms of
development are considered to be appropriate in the Green Belt. Proposals will be
permitted where they do not conflict with the exceptions listed in national planning policy.
135
136

Paragraph 144
Paragraph 145

Page 88

The Development

8

256.As set out at paragraphs 25 to 49 above, the development proposed comprises an
engineering operation (capping and remodelling of the golf course) and built-development
in the form of a replacement driving range building, Adventure Golf Facility, and associated
golf course infrastructure (perimeter fencing, driving range netting, lighting, extension to
the existing car park, and hard landscaping features etc.).
257.It would also involve temporary improvement to the existing vehicular access,
establishment of a temporary contractors’ compound, siting of a temporary wheelwash
facility together with a single soil screener and a temporary administration office, 4 x large
stockpiles of inert waste material, the operation of a range of plant and machinery, erection
of tree protection fencing, the employment of a road sweeper, and 70 HGV trips (140 HGV
movements) per working day, all over a temporary period of 18-24 months.
Effect on Openness
258.‘Openness’ means the absence of ‘development’.
259.The applicant submits that “as an ‘engineering operation’ is being carried out by virtue of
the proposed development, and not new ‘buildings, to provide appropriate facilities for
‘outdoor sport and recreation’ the principle of the proposal is not inappropriate.” Further,
the applicant asserts that “it is also important to note that the proposal is appropriate for
outdoor sport and recreation and it is by virtue of its appropriate nature that ‘preserves the
openness of the Green Belt’ and also that there will be no change in the use of the land as
it will remain as (a) a golf course and (b) the proposal will not result in the any material
intensification in the use of the club. Accordingly, the proposal also ‘does not conflict with
the purpose of including land within it [the Green Belt]’.”137
260.Officers take a different view. The development proposed would introduce structures,
works and activities to land where they would adversely impact the openness of the Green
Belt. Officers acknowledge that the development seeks to enhance an existing outdoor
sport and recreation land use and that the development would be temporary and limited in
nature. However, the features described in paragraphs 25 to 49 above would not preserve
the openness of the Green Belt for the duration of the construction phase of the
development. Similarly, as discussed in paragraphs 212 to 227 above, the construction
phase of the development is likely to have a limited, localised and temporary adverse
effect on the visual amenity of the Green Belt. Accordingly, Officers consider the
engineering aspects of the development to be ‘inappropriate development’ in the Green
Belt.
261.Moreover, paragraph 145 of the Framework is unequivocal. New buildings in the Green
Belt are ‘inappropriate’ unless they are: (a) appropriate facilities for outdoor sport and
outdoor recreation; and (b) they preserve the openness of the Green Belt and do not
conflict with the purposes of including land within it. This paragraph creates a prima facie
rule namely that the construction of new buildings is inappropriate. It then goes on to state
that there are certain ‘exceptions to this’. All of these exceptions need to be met in order
for the relevant building to be considered ‘not inappropriate’. Although Officers accept that
the proposed building would amount to an appropriate facility for outdoor sport and
recreation, Officers do not consider that the proposed building preserves the openness of
the Green Belt due to its scale in the context of the existing building. Accordingly, Officers
also consider that the proposed building is ‘inappropriate development’ in the Green Belt.
262.Given the location and nature of the application site and the site-specific proposal Officers
accept that the development proposed would not result in urban sprawl, lead to the
137

Paragraphs 1.5.171 and 1.5.172 of Planning Statement V2 dated 30 September 2017
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merging of neighbouring towns, encroach on the countryside, or undermine the setting and
special character of historic towns. Moreover, for the same reasons Officers do not
consider that the development would undermine urban regeneration.
263.In respect of the engineering works and the degree of harm to openness, Officers consider
that this would be limited to the duration of the engineering works which would last 18 - 24
months following which the openness and visual amenities of the Green Belt would be fully
restored in the context of the existing land use. In respect of the building and the degree of
harm to openness, Officers conclude that the building would result in moderate harm given
the nature of the existing use, the location of the building within the golf course, and the
scale of the existing building to be replaced. Additionally, any enhancement of the existing
golfing facilities leading to an increase in on-site activity following completion of the
development should not give rise to any additional loss of openness. Accordingly, although
the development proposed would undermine the fundamental aim of the Green Belt this
would, in large, be temporary and otherwise moderate, and therefore Officers consider that
the proposal as a whole would have a limited impact on the openness of the Green Belt.
264.Accordingly, there is a presumption against the grant of consent for the proposed
development except in very special circumstances. Very special circumstances to justify
the development in the Green Belt will not exist unless the harm by reason of
inappropriateness, and any other harm, is clearly outweighed by other considerations.
Other Harm
265.The potential for other harm has been assessed earlier in this report with regard to
highways, traffic and access; air quality; noise; flood risk; landscape and visual impact;
ecology; and Heritage Assets. Officers have concluded that the development would be
beneficial in respect of the sustainable management of waste in the County and would
result in a net gain to local biodiversity over the long-term. Otherwise the development
would have no adverse effect in respect of flooding; air quality; noise; landscape; and
Heritage Assets. During its construction phase the development would have a temporary,
limited and localised adverse impact on visual amenity. Officers have concluded that any
harm arising from the development can be mitigated to acceptable levels by the imposition
of planning conditions.
Very Special Circumstances
266.Policy CW6 of the SWP outlines that the following considerations, taken individually or
cumulatively, may contribute to very special circumstances: (a) the lack of suitable nonGreen Belt sites; (b) the need to find locations well related to the source of waste arisings;
(c) the characteristics of the site; and (d) the wider environmental and economic benefits of
sustainable waste management including the need for a range of sites. It is not necessary
to show that each and every factor in itself amounts to a very special circumstance, but
that the combination of circumstances, viewed objectively, is capable of being described as
‘very special’. A number of ordinary factors may, when combined together, result in
something very special. That is a matter for the planning judgement of the decision-taker.
267.Given the applicant’s stance on whether the development is inappropriate or not, specific
considerations have not been advanced in the context of ‘very special circumstances’.
However, the applicant has made reference, in the context of Green Belt, to the need for
and benefits to arise from capping the landfill, and the biodiversity enhancements to arise
from the development.
268.As discussed in the ‘Sustainable Waste Management’ section of this report, Officers
consider the proposal amounts to a temporary waste management facility concerned with
the recovery of inert waste for the purposes of landraising by engineering operations. In
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this respect the proposal has been assessed against policies WD2, CW4 and CW5 of the
SWP and found to be compliant.
269.It is acknowledged that the principal reason for undertaking the development is to remedy
the problems arising from ongoing landfill settlement. A necessary consequence of this
remedy would be to remodel the golf course and enhance its existing facilities including the
establishment of a rainwater harvesting regime so as to manage surface water and sever
the golf club’s reliance on mains water supply for irrigation. In these respects Officers
have reasonably concluded that the development would result in the substantial
improvement in the quality of the application site, that there are no satisfactory alternatives
to achieving these improvements, and that the minimum volume of waste requisite would
be involved, all in accordance with policy WD7 and WD8 of the SWP. Officers consider
that such a substantial improvement should be afforded substantial weight in the context of
very special circumstances.
270.Further, Officers have explained that large volumes of inert construction, demolition and
excavation waste are managed in Surrey annually and that a majority of this waste is
landfilled, which in line with the WMP and NPW is considered to be the least preferable
option for waste management. Although a high proportion of Surrey’s waste is being
managed through reuse, recycling and recovery, a lack of facilities for recycling and
recovery within the County means that Surrey is still reliant on landfill capacity to be
considered net self-sufficient. Consequently, there is a need to significantly improve the
infrastructure provided within Surrey to manage waste without endangering human health
or the environment and to enable communities to take responsibility for the waste
produced138. In this context the development proposed would provide for some 342,578
tonnes (214,111m3) of additional sustainable waste management capacity over a two-year
period. This is a modest but significant contribution to the County’s sustainable waste
management capacity. The CPA has not received any objection to the proposal from
mineral operators in Surrey and in 2016/2017 and 2017/2018 no mineral workings sought
to extend the time-period for restoration as a result of a lack of inert waste material.
Accordingly, Officers consider that the development would contribute to the sustainable
management of waste materials in Surrey in a proximate location and in accordance with
the SWP and NPW albeit for a temporary period and a limited volume of materials.
Officers consider that the wider environmental and economic benefits of sustainable waste
management should also be afforded significant weight in the context of very special
circumstances.
271.Notwithstanding this, Officers consider that the proposal would result in a substantial
improvement in the quality of the application site by way of remedying the problems arising
from landfill settlement which cannot be achieved in another satisfactory way; providing for
a sustainable rainwater harvesting, storage and irrigation scheme thereby cutting the golf
course’s reliance on mains water supply and reducing pressure on the wider public supply;
securing the future of an existing local business and public outdoor recreation and leisure
facility; and providing for a net gain to biodiversity in the local area over the long-term.
Officers consider that these qualitative and operational benefits (which would also have
wider environmental and economic benefits) in relation to an existing outdoor recreation
use in the Green Belt, in the absence of viable and reasonable alternatives to securing
these benefits, should be afforded significant weight in relation to very special
circumstances.
272.Viewed objectively and taken together, Officers consider that the wider environmental and
economic benefits the development would bring about as a result of sustainable waste
management and the substantial improvement in the quality of the application do amount
to ‘very special circumstances’ which clearly outweigh the harm arising out of
inappropriateness; the limited harm to openness arising from the development as a whole,
138

Paragraph B3 of the Surrey Waste Plan 2008

Page 91

8

8

and the limited, localised and temporary adverse harm to visual amenity (including that of
the Green Belt) during the construction phase of the development.
Green Belt Conclusion
273.Officers consider that there is a clear need to provide sustainable waste management
facilities in Surrey. The proposal would facilitate the sustainable management of waste in
Surrey in a way that it achieves a substantial improvement in the quality of the application
site. This substantial improvement would bring about qualitative and operational benefits at
an existing outdoor sport and recreational facility and wider environmental and economic
benefits. Officers attach significant weight to both these factors. Officers therefore
conclude that the harm arising out of inappropriateness, the limited impact on openness,
and the temporary, limited and localised adverse visual impact of the development, is
clearly outweighed by the factors referred to so as to amount to the very special
circumstances necessary to justify the grant of planning permission subject to conditions.
In this respect, Officers consider that the development satisfies policy CW6 of the SWP
and policy RE2 of WLP.
HUMAN RIGHTS IMPLICATIONS
274.The Human Rights Act Guidance for Interpretation, contained in the Preamble to the
Agenda is expressly incorporated into this report and must be read in conjunction with the
following paragraph.
275.Officers do not consider that the proposal engages any Convention rights.
CONCLUSION
276.The development proposed seeks to address unique circumstances relating to an existing
and long-standing golf course developed on a historic mixed-waste landfill. The
environmental, health and safety, and business problems resulting from the settling landfill
are evident. The proposed development is to take place within the Green Belt. The
application site is not subject to any landscape or nature conservation designation and is
serviced by the primary road network. There are a number of Heritage Assets within close
proximity to the golf course.
277.The proposed development, which appears to be the only practicable and sustainable
option available, seeks to remedy these problems by capping the landfill and remodelling
the golf course as a consequence. Additionally, a range of existing golf course
infrastructure would be necessarily enhanced and replaced including the driving range
building. A new adventure golf facility would also be provided.
278.A relatively moderate volume of inert waste materials generated in Surrey and elsewhere
would be imported to the application site over a two-year period to facilitate the
development. The proposal would therefore provide Surrey with an equivalent amount of
additional and sustainable waste management capacity. Officers consider that the use of
inert waste as proposed would be for beneficial purposes and as a result for the purposes
of ‘recovery’ in the context of land-use planning.
279.The proposed ground levels have been designed to take account of the minimum depth of
landfill cap required, necessary positive drainage falls so as to direct surface water away
from Broadwater Lake, to the proposed water storage lagoon and soakaways situated
beyond the landfill. The proposal includes significant tree planting and the depth of soil
material to be deposited across the application site has taken account of the rooting and
landfill cap requirements in this respect.
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280.The statutory development plan for consideration of the application comprises the Surrey
Waste Plan 2008, the Waverley Borough Local Plan Part 1: Strategic Policies and Sites
2018, and the saved policies of the Waverley Local Plan 2002. In considering the
development Officers have assessed its acceptability against the development plan
policies and material considerations in respect of sustainable waste management;
highways, traffic and access; air quality; noise; flood risk; landscape and visual impact;
ecology; Heritage Assets; and the Metropolitan Green Belt.
281.Statutory and non-statutory consultees have not raised objection to the development
subject to a range of conditions. Interested parties have raised concerns about the
development in relation to nature conservation; public access; noise; air quality; visual
amenity; landscape; the Surrey Hills AONB; and highways, traffic and access. However,
as discussed throughout the report these concerns have not been borne out by the
investigations and assessments undertaken by the applicant, statutory consultees, and the
CPA’s technical consultees. Officers have concluded that any potential harm can be
mitigated to acceptable levels by the imposition of planning conditions and therefore
assess the development to be in compliance with all relevant Development Plan policies.
282.Officers have concluded that the development is inappropriate development in the Green
Belt and that there is a presumption against the grant of consent for the same except
where very special circumstances are demonstrated. Officers consider that there is a clear
need to provide additional sustainable waste management facilities in Surrey and that the
proposal would facilitate the sustainable management of waste in a way that it achieves a
substantial improvement in the quality of the application site. Officers consider that this
substantial improvement would bring about qualitative and operational benefits at an
existing outdoor and public sport and leisure facility and wider environmental and
economic benefits. Officers have therefore concluded that the harm arising out of
inappropriateness, and any other harm, is clearly outweighed by other considerations so
as to amount to the very special circumstances necessary to justify the grant of planning
permission subject to conditions.
RECOMMENDATION
Officers recommend that planning application Ref. WA/2018/0097 be PERMITTED subject to
conditions:
Commencement
1. The development hereby permitted shall be begun no later than the expiration of three
years beginning with the date of this permission. The applicant shall notify the County
Planning Authority in writing within 7 days of commencing the development.
Approved Plans
2.

The development hereby permitted shall be carried out in all respects strictly in accordance
with the following plans:
Drawing Ref. 811.01 Rev B Existing Site Plan dated 5 October 2017
Drawing Ref. 811.02 Rev B Grading Plan dated 29 July 2017
Drawing Ref. 811.03 Rev B Landscape Plan dated 29 July 2017
Drawing Ref. 811.04 Rev C Cross Sections dated 22 December 2017
Drawing Ref. 811.05 Rev D Contractors Works Plan dated 22 December 2017
Drawing Ref. 811.06 Rev B Rainwater Harvesting Plan dated 29 July 2017
Drawing Ref. 811.07 Rev C Application Boundary Plan dated 5 October 2017
Drawing Ref. 811.08 Rev B Hard Landscape Features dated 29 July 2017
Drawing Ref. 811.09 Rev B Adventure Golf Course dated 5 October 2017
Drawing Ref. 811.11 Rev A Phasing Plan dated 29 July 2017
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Drawing Ref. 811.12 Rev C Covered Bays Building dated 5 October 2017
Drawing Ref. 811.13 Rev C Control of Surface Water Runoff dated 29 July 2017
Drawing Ref. 811.14 Contractors Works Plan Further Details dated 19 July 2017
Drawing Ref. 811.15 Rational Plan dated 29 July 2017
Drawing Ref. 001 Proposed Construction Site Access dated 7 March 2018
Drawing Ref. G20371/101 Rev. A Visibility Splay dated January 2016
Drawing Ref. TPP-CC/403 AR2848 Tree Protection Plan Rev 0 dated 8 March 2016

8

Duration
3.

The development hereby permitted shall be completed in all respects within 24 months
from the date that the development is commenced as notified to the County Planning
Authority in accordance with condition 1 above. The applicant shall notify the County
Planning Authority in writing within 7 days of completion of the development.

Volume of Waste
4.

No more than 342,578 tonnes (214,111m3) of inert waste material shall be deposited on
the application site in order to facilitate the development. Accurate daily records of the
volumes of inert waste deposited shall be maintained for the duration of the development
and made available to the County Planning Authority within 7 days of such request.

Hours of Operation
5.

During the construction phase of the development no lights shall be illuminated nor shall
any operations or activities authorised or required by this permission be carried out except
between 0730 to 1830 Monday to Friday. No activities or operations shall be undertaken
on Saturdays, Sundays or bank, public or national holidays. This condition shall not
prevent working in emergencies to maintain safe site operations. Such emergencies shall
be notified to the County Planning Authority in writing as soon as practicable and in any
case within 5 working days.

6.

Notwithstanding condition 5 above, construction traffic shall only access and egress the
application site between 0730 and 1630 hours on Monday to Friday. No construction traffic
shall access or egress the application site on Saturdays, Sundays or bank, public or
national holidays.

7.

Lighting associated with the driving range and adventure golf facility shall be installed at a
tilt angle of less than 15 degrees and be switched off at 2200 hours.

Highways, Traffic and Access
8.

The development hereby permitted shall not commence until the proposed modified
vehicular access to Meadrow (A3100) and associated visibility splays have been provided
in accordance with Drawing Ref. 001 Proposed Construction Site Access dated 7 March
2018 and Drawing Ref. G20371/101 Rev. A Visibility Splay dated January 2016 so as to
safely accommodate the movement of construction traffic.

9.

The development hereby permitted shall not commence until a Construction Transport
Management Plan (CTMP), in general accordance with Drawing Ref. 811.05 Rev. D
Contractors Works Plan dated 22 December 2017 and Drawing Ref. 811.14 Contractors
Works Plan Further Details dated 19 July 2017 has been submitted to and approved in
writing by the County Planning Authority. The CTMP shall include details of:
(a) Parking for vehicles of site personnel, operatives and visitors;
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(b) Loading and unloading of plant and materials, storage of plant and materials, no more
than 70 deliveries to the application site per weekday, and no deliveries at weekends,
bank, national or public holidays;
(e) Provision of boundary hoarding behind any visibility zones;
(f) Measures to prevent the deposit of materials on the highway;
(g) Vehicle routing;
(h) Before and after construction surveys of the highway and a commitment to fund the
repair of any damaged caused as a result of the development;
(i) Deliveries to take place between 0700 to 1630 hours Monday to Friday only;
(j) No HGVs associated with the development to park and/or wait on Meadrow at any time;
(k) On-site turning for construction vehicles.
Only the approved details shall be implemented and they shall be maintained for the
duration of the construction of the development.
10. The development hereby permitted shall not be opened to paying customers unless and
until the vehicular access and associated footway have been reinstated to their original
width/layout in accordance with a scheme to be submitted to and approved in writing by the
County Planning Authority.
11. The development hereby permitted shall not be opened for paying customers unless and
until space has been laid out within the application site in accordance with the approved
plans listed in condition 2 above and for vehicles to be parked and turned so that they
enter and leave the site in forward gear. Thereafter the parking and turning areas shall be
retained and maintained for their designated purpose.
12. The development hereby permitted shall not be opened to paying customers unless and
until the following measures have been provided in accordance with a scheme to be
submitted to and approved in writing by the County Planning Authority:
(a) The secure parking of bicycles within the development site;
(b) Providing safe routes for pedestrians and cyclists to travel within the site and between
the site and Meadrow (A3100); and
(c) Information to be provided to staff and visitors regarding the availability and
whereabouts of sustainable travel options including bus and cycle routes.
The approved measures shall be provided, retained and maintained for the duration of the
development.
Landfill Gas
13. No soil, clay or inert waste material shall be deposited on the application site until the
following details have been submitted to and approved in writing by the County Planning
Authority:
(a) A landfill gas risk assessment strategy that includes the number and locations of
proposed monitoring boreholes (both in the waste and in natural ground around the site
perimeter), and the frequency and duration of the baseline gas monitoring period;
(b) A Landfill Gas Risk Assessment (LGRA) (to include on-site and off-site sensitive
receptors) based upon the approved baseline gas monitoring as per (a) above; and
(c) A Landfill Gas Management Plan (LGMP) including (i) a monitoring plan for the
construction phase and for 10-year management period; (ii) landfill gas compliance limits
for the protection of both on-site and off-site receptors; (iii) a mitigation strategy,
contingency action plan, and verification plan to address any exceedances of the
compliance limits and/or predicted/potential negative impacts (as described in the
approved LGRA).
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14. Monitoring and management of landfill gas shall be undertaken in accordance with the
approved LGMP (as per condition 13 above) and verification reports shall be submitted to
the CPA for approval in writing at the following intervals:
(a) Within 4-weeks of completion of the construction phase of the development; and
(b) Every 3-years following completion of the development for the 10-year management
period.
Ground and Surface Water
15. The development shall not commence until a Groundwater and Surface Water Monitoring
and Management Plan (GSWMMP) has been submitted to and approved in writing by the
County Planning Authority. The GSWMMP shall incorporate the following details:
(a) A written scheme of groundwater and surfacewater monitoring, sampling and testing;
(b) Leachate and groundwater monitoring and sampling network and a programme for
baseline monitoring, sampling and laboratory testing;
(c) Establishment of a surface water monitoring and sampling network and a programme
for baseline monitoring, sampling and laboratory testing;
(d) After initial baseline conditions are established, the preparation of a baseline monitoring
report and further assessment to determine the risk to groundwater, surface water and
human health from the development;
(e) Subject to the outcomes of (a) to (d) above and before commencement of any
earthworks, the preparation of an Operational Management Plan, Mitigation and/or
Remediation Strategy (if necessary), Construction and Post-Construction Phase Monitoring
Plan, compliance limits (trigger and action levels) for contaminants of concern, and as
necessary a Contingency Action Plan; and
(f) A programme for regular report submissions to the County Planning Authority for
approval including monitoring and review reports during the construction of the
development and verification reporting on completion of the development.
The Groundwater and Surface Water Monitoring and Management Plan shall be
implemented and maintained as approved.
Surface Water Drainage
16. The development shall not commence until details of the design of a surface water
drainage scheme have been submitted to and approved in writing by the County Planning
Authority. The design must satisfy the SuDS Hierarchy and be compliant with the national
Non-Statutory Technical Standards for SuDS, NPPF, and Ministerial Statement on SuDS.
The surface water drainage scheme shall include:
(a) Evidence that the proposed solution will effectively manage the 1 in 30 & 1 in 100
(+40%) allowance for climate change storm events during all stages of the development
(Pre, Post and during), associated discharge rates and storages volumes shall be provided
using maximum Greenfield discharge rates of 12.7 litres/sec 1 in 2 year, 16.2 litres/sec 1 in
30 year and 16.6 litres/sec 1 in 100 year + 40% (as per the SuDS pro-forma or otherwise
as agreed by the County Planning Authority);
(b) Detailed drainage design drawings and calculations to include finalised drainage layout
detailing the location of drainage elements, pipe diameters, levels, and long and cross
sections of each element including details of any flow restrictions and maintenance/risk
reducing features (silt traps, oil interceptors, inspection chambers etc.);
(c) Details of how the scheme will be protected during construction and how runoff
(including any pollutants) from the development site (including the car park) will be
managed before the drainage system is operational;
(d) Details of drainage management responsibilities and maintenance regimes for the
drainage system; and
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(e) A plan showing exceedance flows (i.e. during rainfall greater than design events or
during blockage) and how property on-site and off-site will be protected.
The approved details shall be implemented and maintained for the duration of the
development.
17. Prior to the first occupation of the development, a verification report carried out by a
qualified drainage engineer and demonstrating that the drainage system has been
constructed as approved in accordance with condition 16 above must be submitted to and
approved in writing by the County Planning Authority.
18. No surface water from the application site shall flow into Broadwater Lake to the east of the
application site.
Construction Environmental Management Plan
19. Within 6 months of the date of this permission a site-specific Construction Environmental
Management Plan (CEMP) in general accordance with Paragraphs 8.1 to 8.4 and
Appendix D of Air Quality Assessment Ref. VC-170613-AQ-RP-0001 R01 dated 25 July
2017 shall be submitted to the County Planning Authority for approval.
The approved CEMP shall be implemented and maintained for the duration of the
construction phase of the development.
Ecology
20. As per Arboricultural Tree Assessment and Method Statement dated March 2016 and
Drawing Ref. TPP-CC/403 AR2848 Tree Protection Plan Rev 0 dated 8 March 2016, all
trees to be retained in and around the application site shall be protected from construction
activities in accordance with BS 5837:2012 Trees in relation to design, demolition and
construction, Recommendations.
21. Within 6 months of the date of this permission a Landscape Specification for Tree Planting
shall be submitted to the County Planning Authority for approval. This scheme shall
include details of how topsoil and trees are to be provided on the application site in
accordance with BS 3882: 2015 Specification for topsoil; and BS 3936-1:1992 Nursery
stock, Specification for trees and shrubs. The development shall be undertaken in
accordance with the approved details.
22. Within 6 months of the date of this permission a 10-year Landscape and Ecology
Management Plan (LEMP) (5-years maintenance and 5-years aftercare shall be submitted
to the County Planning Authority for approval. The LEMP shall:
(a) Demonstrate how new planting is to develop from newly planted to established habitat;
(b) Provide for the management of new planting and habitat primarily for ecological
benefits;
(c) Set out how the landscape will be maintained including tree aftercare and replacement;
and
(d) Be in general accordance with Drawing Ref. 811.03 Rev B Landscape Plan dated 29
July 2017 and paragraphs 5.41 to 5.4.7 of Ecological Walkover Assessment and Protected
Species Survey dated 7 July 2016.
The LEMP shall be implemented and maintained as approved.
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Perimeter Fencing
23. Within 6 months of the date of this permission details of the perimeter fencing to be
provided around the application site shall be submitted to the County Planning Authority for
approval. These details shall include:
(a) The specifications, location, alignment and extent of the perimeter fencing;
(b) Native hedge planting specifications for both sides of the fence including maintenance
responsibilities and regimes;
(c) Provision for 13cm x 13cm gaps every 100m to allow small mammals to pass
unhindered.
The details shall be implemented and maintained as approved.
Adventure Golf
24. Within 6 months of the date of this permission details of the theme for the adventure golf
facility shall be submitted to the County Planning Authority for approval. The approved
details shall be implemented and maintained for the duration of the development.
Reasons:
1.

To comply with Section 91 (1)(a) of the Town and Country Planning Act 1990 as amended
by Section 51 (1) of the Planning and Compulsory Purchase Act 2004.

2.

For the avoidance of doubt and in the interests of proper planning.

3.

So as to comply with the terms of the application and in the interests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

4.

So as to comply with the terms of the application and so as to not prejudice the timely
restoration of mineral workings in the locality in accordance with Policy WD7 of the Surrey
Waste Plan 2008.

5.

So as to comply with the terms of the application and in the interests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

6.

So as to comply with the terms of the application and in the interests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

7.

So as to comply with the terms of the application and in the interests of local amenity in
accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved Policy D1 of the
Waverley Borough Local Plan 2002.

8.

In order that the development does not prejudice highway safety nor cause inconvenience
to other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.

9.

In order that the development does not prejudice highway safety nor cause inconvenience
to other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.

10. In order that the development does not prejudice highway safety or cause inconvenience to
other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.
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11. In order that the development does not prejudice highway safety or cause inconvenience to
other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.
12. In order that the development does not prejudice highway safety or cause inconvenience to
other highway users in accordance with Policy DC3 of the Surrey Waste Plan 2008.
13. In the interests of the environment, local amenity and human health in accordance with
Policy DC3 of the Surrey Waste Plan 2008.
14. In the interests of the environment, local amenity and human health in accordance with
Policy DC3 of the Surrey Waste Plan 2008.
15. In the interests of the environment, local amenity and human health in accordance with
Policy DC3 of the Surrey Waste Plan 2008.
16. To ensure the design meets the national Non-Statutory Technical Standards for SuDS and
the final drainage design does not increase flood risk on or off site in accordance with
Policy DC3 of the Surrey Waste Plan 2008.
17. To ensure that the drainage system is constructed to the National Non-Statutory Technical
Standards for SuDS.
18. So as to comply with the terms of the application and in the interests of local amenity and
the environment in accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved
Policy D1 of the Waverley Borough Local Plan 2002.
19. So as to comply with the terms of the application and in the interests of local amenity and
the environment in accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved
Policy D1 of the Waverley Borough Local Plan 2002.
20. So as to comply with the terms of the application and in the interests of local amenity and
the environment in accordance with Policy DC3 of the Surrey Waste Plan 2008 and saved
Policy D1 of the Waverley Borough Local Plan 2002.
21. To ensure that topsoil to be deposited and tree species to be planted are suitable in the
interests of local amenity and the environment in accordance with Policy DC3 of the Surrey
Waste Plan 2008.
22. So as to comply with the terms of the application and in the interests of local amenity and
the environment in accordance with Policy DC3 of the Surrey Waste Plan 2008.
23. In the interests of local amenity and the environment in accordance with Policy DC3 of the
Surrey Waste Plan 2008.
24. So as to comply with the terms of the application and to ensure that the theme of the
adventure golf facility is appropriate for its location within the wider Broadwater Park
complex and otherwise satisfies the requirements of Waverley Borough Council.
Informatives:
1.

If the development affects an Ordinary Watercourse, Surrey County Council as the Lead
Local Flood Authority should be contacted to obtain prior written consent. More details are
available on Surrey County Council's website.

2.

If the development results in infiltration of surface water to ground within a Source
Protection Zone the Environment Agency will require proof of surface water treatment to
achieve water quality standards.
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3.

The import of waste soils associated with this development will require an Environmental
Permit, under the Environmental Permitting (England and Wales) Regulations 2010, from
the Environment Agency, unless an exemption applies. The applicant is advised to contact
the Environment Agency on 03708 506 506 for further advice and to discuss issues likely
to be raised. The applicant should be aware that there is no guarantee that a permit will be
granted. Additional 'Environmental Permitting Guidance' can be found at
www.gov.uk/environmental-permit-check-if-you-need-one

4.

The permission hereby granted shall not be construed as authority to carry out any works
on the highway or any works that may affect a drainage channel/culvert or water course.
The applicant is advised that a permit and, potentially, a Section 278 agreement must be
obtained from the Highway Authority before any works are carried out on any footway,
footpath, carriageway, verge or other land forming part of the highway. All works on the
highway will require a permit and an application will need to be submitted to the County
Council's Street Works Team up to 3 months in advance of the intended start date,
depending on the scale of the works proposed and the classification of the road. Please
see http://www.surreycc.gov.uk/roads-and-transport/road-permits-and-licences/the-trafficmanagement-permit-scheme. The applicant is also advised that Consent may be required
under Section 23 of the Land Drainage Act 1991. Please see www.surreycc.gov.uk/peopleand-community/emergency-planning-and-community-safety/flooding-advice.

5.

The developer is reminded that it is an offence to allow materials to be carried from the site
and deposited on or damage the highway from uncleaned wheels or badly loaded vehicles.
The Highway Authority will seek, wherever possible, to recover any expenses incurred in
clearing, cleaning or repairing highway surfaces and prosecutes persistent offenders.
(Highways Act 1980 Sections 131, 148, 149).

6.

The developer is advised that as part of the detailed design of the highway works required
by the above condition(s), the County Highway Authority may require necessary
accommodation works to street lights, road signs, road markings, highway drainage,
surface covers, street trees, highway verges, highway surfaces, surface edge restraints
and any other street furniture/equipment.

7.

Section 59 of the Highways Act permits the Highway Authority to charge developers for
damage caused by excessive weight and movements of vehicles to and from a site. The
Highway Authority will pass on the cost of any excess repairs compared to normal
maintenance costs to the applicant/organisation responsible for the damage.

8.

Attention is drawn to the requirements of Sections 7 and 8A of the Chronically Sick and
Disabled Persons Act 1970 and to the Code of Practice for Access of the Disabled to
Buildings (British Standards Institution Code of Practice BS 8300:2009) or any prescribed
document replacing that code.

9.

The applicant is reminded that, under the Wildlife and Countryside Act 1981, as amended
(Section 1), it is an offence to remove, damage or destroy the nest of any wild bird while
that nest is in use or is being built. Planning consent for a development does not provide a
defence against prosecution under this Act.
Trees and scrub are likely to contain nesting birds between 1 March and 31 August
inclusive. Trees and scrub are present on the application site and are assumed to contain
nesting birds between the above dates, unless a recent survey has been undertaken by a
competent ecologist to assess the nesting bird activity during this period and shown it is
absolutely certain that nesting birds are not present.
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10. In determining this application the County Planning Authority has worked positively and
proactively with the applicant by: entering into pre-application discussions; scoping of the
application; assessing the proposals against relevant Development Plan policies and the
National Planning Policy Framework including its associated planning practice guidance
and European Regulations, providing feedback to the applicant where appropriate. Further,
the County Planning Authority has: identified all material considerations; forwarded
consultation responses to the applicant; considered representations from interested
parties; liaised with consultees and the applicant to resolve identified issues and
determined the application within the timeframe agreed with the applicant. Issues of
concern have been raised with the applicant including impacts of and on traffic, flooding,
landscape, ecology, visual impact, and public access, and addressed through negotiation
and acceptable amendments to the proposals. The applicant has also been given advance
sight of the draft planning conditions including pre-commencement conditions. This
approach has been in accordance with the requirements of paragraph 38 of the National
Planning Policy Framework 2019.
CONTACT
Dustin Lees
TEL. NO.
020 8541 7673
BACKGROUND PAPERS
The deposited application documents and plans, including those amending or clarifying the
proposal, responses to consultations and representations received as referred to in the report and
included in the application file and the following:
Government Guidance
National Planning Policy Framework
Planning Practice Guidance
Waste Management Plan for England 2013
National Planning Policy for Waste 2014
The Development Plan
Surrey Waste Plan 2008
Waverley Borough Local Plan Part 1: Strategic Policies and Sites 2018
Saved policies of the Waverley Local Plan 2002
Other Documents
The Waste (England and Wales) Regulations 2011
Surrey County Council Annual Monitoring Report 2014/2015
Surrey County Council Annual Monitoring Report 2015/2016
Surrey County Council Annual Monitoring Report 2016/2017
Surrey County Council Annual Monitoring Report 2017/2018
‘Woodland Establishment on Landfill Sites - Ten Years of Research’
Surrey Transport Plan (2011-2026)
Waverley Borough Council Parking Guidelines - October 2013
Natural Environment and Rural Communities Act 2006
Planning (Listed Buildings and Conservation Areas) Act 1990
Guidance on the Assessment of Dust from Demolition and Construction, Institute of Air Quality
Management, 2014
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Land-Use Planning & Development Control: Planning for Air Quality, Institute of Air Quality
Management and Environmental Protection UK, 2017
BS 5228:2014 Code of practice for noise and vibration control on construction and open sites
BS 3882:2015 Specification for Topsoil
BS 3936-1:1965 Nursery stock. Specification for trees and shrub
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EXECUTIVE SUMMARY OF REPORT
The purpose of the work was:
 To assess the flood risk at this site in terms of the National Planning Policy
Framework (NPPF) and, where necessary, to recommend measures to achieve
compliance.
 After consultation with neighbouring land owners and users to produce a surface
water management plan.
The scope of the work included and was limited to the following, by agreement with Weller
Designs Ltd:
 Undertake a site visits to review the existing site, drainage and location of any flood
mitigation measures in consultation with site managers and neighbouring site users.
 Review the flood risk to the site.
 Determine the requirements for and outline designs for drainage mitigation
measures.
The key outcomes of the work are:
 Flood risk to the site from all possible sources is low.
 The proposed development may lead to an increased rate of runoff from parts of the
course.
 It is proposed that this is mitigated by a large attenuation ponds, for which a hydraulic
design has been undertaken.
 The attenuation ponds will also be used for rainwater harvesting for golf course
irrigation.
 Additional mitigation is proposed in the form of an infiltration basin and infiltration
trenches.
The work delivered the following outputs:
 This report
 Outline design for the attenuation system.
Contributors for Hydro-Logic Services:
Alan Corner
Alison Clare-Dalgleish
Alan Corner

Project Director
Project Manager, Site Visits & Reporting
Project review

Contributions from Bruce Weller of Weller Designs, Adrian Johnson of Broadwater
Park Golf Club, Chris Foreman of Knowl Hill and Matt Lank of Waverley Council are
gratefully acknowledged.
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Limitation of liability and use
The work described in this report was undertaken for the party or parties stated; for the purpose or purposes stated; to the time
and budget constraints stated. No liability is accepted for use by other parties or for other purposes, or unreasonably beyond
the terms and parameters of its commission and its delivery to normal professional standards.
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1. Introduction
1.1 Purpose of this Report
This Report presents a Flood Risk Assessment (FRA) for the proposed redevelopment of
Broadwater Park Golf Course. It supersedes the previous reports dated February and March
2016. The development includes the recapping of the landfill underlying the golf course and
subsequent regrading of the course itself. The purpose of this report is to assess flood risk at
the site in relation to the proposed use and to devise measures to ensure that the proposed
development does not increase flood risk elsewhere.
1.2 Background
The National Planning Policy Framework (NPPF) was published on 27 March 2012 and sets
out the Government’s planning policies for England and how these are expected to be
applied. Flooding is addressed, principally in paragraphs 100 to 104 of the NPPF. These
seek to avoid inappropriate development in areas at risk of flooding by directing
development away from areas at highest risk, but where development is necessary, making
it safe without increasing flood risk elsewhere.
A site-specific flood risk assessment is required for proposals of 1 hectare or greater in
Flood Zone 1; all proposals for new development (including minor development and change
of use) in Flood Zones 2 and 3, or in an area within Flood Zone 1 which has critical drainage
problems (as notified to the local planning authority by the Environment Agency); and where
proposed development or a change of use to a more vulnerable class may be subject to
other sources of flooding.
A site-specific flood risk assessment must demonstrate the following:




that the development will be safe for its lifetime taking account of the vulnerability of
its users;
it should not increase flood risk elsewhere;
it should if possible, reduce flood risk overall.

1.3 Sources of Information and Consultation
The following sources of information were referenced during the development of this report:
 Details of the proposed development were provided by Weller Designs.
 Environment Agency flood maps:
 Flood Estimation Handbook, together with information on soil and geology from the
National Soil Resources Institute and British Geological Survey, respectively.
A site visit was undertaken by Alison Clare-Dalgleish of Hydro-Logic Sevices accompanied
by Adrian Johnson of Broadwater Golf Club on 12th November 2015. During the site visit the
area of the proposed development was inspected along with Broadwater (the adjacent public
amenity and fishing lake), and the boundaries of the golf course with the remainder of
Broadwater Park and Godalming Football Club. A follow up visit was undertaken on 20th
January 2016 attended by Alison Clare-Dalgleish, Bruce Weller of Weller Designs and LPA
ecologist Matt Lank of Waverley Council. The potential alternatives for sustainable drainage
systems were discussed. A third site visit was undertaken on 15th July 2016 with Bruce
Weller and members of Broadwater Angling Club accompanied by their hydrologist, Tony
Clothier. The purpose was to assess alternative routes for the discharge of surface runoff
from the site as the anglers were concerned about it entering their lake.
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1.4 Structure of Report
The Report has been structured in order to deal with key flood related issues of the NPPF
Practice Guide, for which a checklist has been reproduced as Appendix A of this Report.
The principal sections are as follows:





Section 2 refers to spatial planning considerations by reference to the proposed land
use and flood zoning.
Section 3 presents an assessment of the existing flood risk at the application site.
Section 4 presents an assessment of flood risks associated with the proposed
development along with any mitigation that may be required.
Section 5 presents a summary of the main findings.

Details of the allowances for climate change are provided in Appendix B . The proposed
development plans are illustrated in Figure 4-1 and Figure 4-2. MicroDrainage output for the
attenuation pond design and to assess the capacity of the ordinary watercourse is given in
Appendix D
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2. Spatial Planning Considerations
2.1 Location Plan and Site Plan
Broadwater Park Golf Course is located adjacent to the A3100 (Meadrow) and Godalming
Town Football Club, on the northern edge of Godalming (Figure 2-1, Table 2-1). The River
Wey runs parallel to the south east boundary of the site, 100m beyond the A3100. Broad
Water Lake that gives the park its name, is immediately adjacent to the north east boundary.
Wey Bank cottage is across the road (the A3100, Meadrow) from the southern corner of the
golf course. A Thames Water surface water drain flows under the road and discharges to the
ordinary watercourse flowing through the grounds of this cottage which in turn discharges to
Hell Ditch and the River Wey (Figure 2-2). The existing site layout is shown in Figure 2-3.
The proposed development area is shown in Figure 4-2 and described in detail in Section 4.
Figure 2-1 General location of the proposed development (outlined in red)

Reproduced under Licence 100041271

Table 2-1 Grid reference details for the site (http://wtp2.appspot.com/wheresthepath.htm and
http://maps.environment-agency.gov.uk)

Reference
OS X (Eastings)
OS Y (Northings)
Nearest Post Code
LR

Value
498215
145194
GU7 3BU
SU 982 452
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Figure 2-2 Wey Bank Cottage and Thames Water Assets (source Thames Water)
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Figure 2-3 Existing site layout (source Weller Designs)
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2.2 Environment Agency Flood Zone
The majority of the proposed development is located in Flood Zone 1 (Figure 2-4), therefore
has a less than 1:1000 year (0.1%) annual probability of river flooding. A section of the south
east edge of the site lies within flood zone 2 and has between 1:100 year (1%) and 1:1000
(0.1%) chance of flooding.
Figure 2-4 Flood Zone map

Copyright Environment Agency

2.3 The SFRA and Sequential Test
The Strategic Flood Risk Assessment (Capita, 2015) has been reviewed and there is no
specific mention of the site. The proposed development is for outdoor sports and recreation,
therefore would be classed as Water Compatible Development (WC) in accordance with the
classification in Table 2-2. The NPPF includes a table to highlight whether particular types of
development are appropriate in each flood zone. This is reproduced as Table 2-3. As the
proposed development is classified as Water Compatible this development is appropriate in
all Flood Zones. The proposed development is located predominantly in Flood Zone 1,
therefore neither the Exception Test nor Sequential Test are required.
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Table 2-2 Flood risk vulnerability classification

Water-compatible Development (WC)

Flood control infrastructure.
Water transmission infrastructure and pumping stations.
Sewage transmission infrastructure and pumping stations.
Sand and gravel workings.
Docks, marinas and wharves.
Navigation facilities.
MOD defence installations.
Ship building, repairing and dismantling, dockside fish processing and refrigeration and compatible
activities requiring a waterside location.
Water-based recreation (excluding sleeping accommodation).
Lifeguard and coastguard stations.
Amenity open space, nature conservation and biodiversity, outdoor sports and recreation
and essential facilities such as changing rooms.
Essential ancillary sleeping or residential accommodation for staff required by uses in this category,
subject to a specific warning and evacuation plan.

Table 2 from NPPF Technical Guide (Paragraph 066)

Table 2-3 Flood risk vulnerability and flood zone compatibility
Flood
Zone
1

Definition
T>1,000
100<Tfluv<1,000
200<Ttidal<1,000
Tfluv<100
Ttidal<200

2
3a
3b

(functional
floodplain)

Tfluv<20

Essential
Infrastructure


Water
compatible


Highly
Vulnerable


More
Vulnerable


Less
Vulnerable






Exc





Exc.





Exc



Exc









Based on Table 3 from the NPPF Technical Guide (Paragraph 067)
Notes:



development is appropriate
development should not be permitted
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3. Flood Hazard for Existing Site
3.1 Catchment Characteristics
The northern half of the site is located in the catchment feeding Broad Water Lake with the
southern half contributing directly to the River Wey (Figure 3-1). It is likely catchment
characteristics for the smaller catchment will be more representative of the site. Standard
Average Annual Rainfall (SAAR) for the catchment is low at 725 mm. The percentage runoff
from the catchment (SPRHOST) is 29%, which is moderate in a UK context where values
range from 10% to 50%. Site specific soil characteristics have been reviewed further in
Section 3.2. All catchment characteristics are summarised in Table 3-1.
Figure 3-1 Catchment boundary (FEH CD-ROMv3)

© NERC (CEH). © Crown Copyright. © AA. 2009. All rights reserved
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Table 3-1 Characteristics of the catchment
Location:
NGR:

Broadwater Park
GC
SU 98500 45250

AREA
Catchment area (km2)
ALTBAR
Mean elevation (m)
ASPBAR
Mean aspect
ASPVAR
Variance of aspect
BFIHOST
Base flow index
DPLBAR
Mean drainage path length (km)
DPSBAR
Mean drainage path slope
FARL
Index of lakes
FPEXT
Prop. of catchment in1% FP
FPDBAR
Mean flood depth (catchment)
FPLOC
Avg dist of FP to outlet
LDP
Longest drainage path (km)
PROPWET
Proportion of time soil is wet
RMED-1H
Median 1 hour rainfall (mm)
RMED-1D
Median 1 day rainfall (mm)
RMED-2D
Median 2 day rainfall (mm)
SAAR
Average annual rainfall (mm)
SAAR4170
Ditto for 1941-1970 (mm)
SPRHOST
Percentage runoff
URBEXT1990
Urban extent 1990
URBEXT2000
Urban extent 2000
© NERC (CEH). © Crown Copyright. © AA. 2009. All rights reserved

0.98
47
81
0.69
0.704
1.01
28.8
1
0.1607
0.788
0.698
2.31
0.35
11.9
34
43.6
725
749
29.26
0.2959
0.3992

3.2 Soils and Geology
The National Soil Resources Institute soil map (Figure 3-2) shows the natural soil type in the
area of the development site is loamy with naturally high groundwater. This is consistent
with the catchment descriptors reported in Section 3.1 and observations made when works
have been carried out on the southern edge of the site and groundwater has entered the
excavation. Most of the site itself is on top of an old landfill with only the boundary area and
western edge on unmade ground. The cap of the landfill is being eroded and it is possible to
see household rubbish on the surface (Figure 3-3 & Figure 3-4) and in some places to see
through holes into the landfill (Figure 3-5). The site is itself appears flat with localised
undulations due to the degraded landfill cap.
The British Geological Society Geology of Britain Viewer gives the surface geology as river
terrace deposits (Figure 3-7) and the underlying bedrock as mudstone (Figure 3-8).
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Figure 3-2 Soil Map

National Soil Resources Institute

Figure 3-3 Rubbish showing through the ground surface
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Figure 3-4 Rubbish trapped in tree roots

Figure 3-5 Hole in the landfill cap
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Figure 3-6 Undulatiing land surface

Figure 3-7 Surface Geology
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Figure 3-8 Bedrock Geology

3.3 Existing Surface Water Drainage Arrangements
There are no formal surface water drainage arrangements for the existing golf course. The
site has good drainage with most surface water soaking straight into the ground. Only the
southern corner of the site suffers from any surface water drainage issues. During the
summer, mains water is required to irrigate the course.
Rainwater does gather in local depressions still underlain by intact landfill cap (Figure 3-9)
but this water soon disappears after the rain has stopped. There is one ditch on the golf
course, intended as a water hazard; it has never carried water (Figure 3-10). Surface water
on the site may well be infiltrating through the landfill cap and dispersing via the underlying
river terrace deposits.
Figure 3-9 North western end of driving range after a severe rainstorm. (This water had all disappeared
after a few hours.)

Source: Weller Designs
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Figure 3-10 Dry ditch on site

Broad Water fishing lake is on the North Eastern boundary of the site and half of the course
drains towards the lake. Local variations in topography, particularly undulations caused by
the subsiding landfill cap mean drainage paths are not clearly defined. The other half of the
course contributes directly to the Wey catchment. The River Wey is 100m beyond the A3100
and runs parallel to the road which borders the site.
The on-site buildings (the club house/café, storage buildings and driving range) are
connected to the local drainage network.
3.4 Source Of Flood Risk
All sources of flood risk have been reviewed and summarized in Table 3-2. The main source
of flooding would be surface water flooding in localized areas of the site (Figure 3-11). As
discussed in section 3.3, this flooding is short term and takes the form of pooling in localised
depressions. Part of the site is included in the Environment Agency area at risk of flooding
from reservoirs (Figure 3-12). The area indicated on the map is much lower lying than the
remainder of the site; behind the club buildings there is a two metre drop down towards a
strip of woodland and the A3100. It should be noted that the Environment Agency reservoir
flood map is the highly unlikely worst case scenario and does not show levels of risk, unlike
the other Environment Agency flood maps.
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Table 3-2 Possible sources of flood risk

Key sources of flooding
Fluvial (Rivers)

Possibility at Site
The site is located in Flood Zone 1 (shown in Figure 2-4);
therefore the risk of flooding from fluvial sources is very low.
Tidal
N/A
Groundwater
Low Risk, Most of the site is on a Landfill
Sewers
Low Risk, no mention of the site in the SFRA, no sewers on
site.
Surface water
Low Risk towards the northern corner of the course and in the
strip of woodland between the course and the A3100. The
remainder of the course is at very low risk. The area at risk
appears to be very close to and within the boundary strip of
woodland. (Figure 3-11)
Infrastructure failure
Very Low Risk, with an area of low risk to the south east of the
club house and parking area. There are reservoirs within the
Wey catchment near Godalming but the area at risk of flooding
predominantly corresponds to the fluvial flood zone of the Wey
corridor. (Figure 3-12)
Based on NPPF Practice Guide
Figure 3-11 Surface Water Flood Map - Risk
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Figure 3-12 Reservoir Flood Map

Figure 3-13 Drop down towards the A3100
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3.5 Probability Of Site Flooding
Based on the site visit and review of mapped information, the proposed development site is
at low risk of flooding from any sources.
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4. Review of Development Proposals
4.1 Development Process
The outline development proposals are shown in Figure 4-1 The continued deterioration of
the landfill cap underlying the Broadwater Golf Course is causing business and health and
safety issues with the club. The ground surface is in dire need of remediation. Re-capping of
the landfill will necessitate complete re-landscaping of the entire course. The club intend to
use this opportunity to improve the course, introduce rainwater harvesting for irrigation and
set up an adventure golf course.
The proposed development includes:










Capping of the existing landfill site with a minimum of 1m / 2m of recovered soil,
Addition of between 0.3m and 2m of topsoil over the cap,
Remodelling of the existing nine hole par 3 golf course including the addition of
bunkers and water features,
Enlargement and improvement of safety of the driving range including new bays,
Creation of a water harvesting scheme to collect rainwater in a pond to provide a
sustainable irrigation supply. The pond will also be used for runoff attenuation.
Construction of an adventure golf course,
A new practice putting green,
Extension of the gravel carpark,
Planting including native trees/shrubs, wildflower grassland and wetland.

4.2 Flood Risk Management Measures
Flood Risk to the existing site is low but the essential recapping of the landfill is likely to
increase the percentage runoff of the area, thus increasing the risk from surface water
flooding. The regrading of the course will be designed to collect most of the surface water
runoff in swales linked to the proposed irrigation and attenuation pond. Details of the runoff
management system are given in Figure 4-2, later in this section and (Appendix D ). Table
4-1 gives the estimated peak runoff rates for the development, Table 4-2 gives the estimated
runoff volumes.
Based on current best practice (Irritech 2013) it is expected that the irrigation system will use
at least 2800m3 of harvested rainfall each year, predominantly during 20 weeks in the
summer. The irrigation will drawdown the pond below the outflow control, providing
additional attenuation storage. In the following analysis, the rest level for the pond is
assumed to be the outlet level taking no account of this additional storage. Thus, the
analysis and pond design is conservative.
There is a requirement for the pond to outflow to a nearby water body. The nearest water
body to the development is the immediately adjacent Broad Water Lake but Broadwater
Angling Club who run the lake, objected to the outflow. They were concerned that any new
outfall would disturb contaminated silt currently at the bottom of the lake so wanted to
preserve the status quo. The next nearest water body to the development site is the ordinary
watercourse flowing through the garden of Wey Bank Cottage eventually discharging to the
Wey. The attenuation system can be discharged to this watercourse via a Thames Water
manhole at the edge of the golf course. Thames Water have confirmed that a connection
can be made and specified a 100mm pipe.

K0692_FRA_Broadwater Park_GC final_Rep1Rev2_25-1-17

Page 22

Sports Pitch Design & Build Ltd
FRA for Proposed Development at Broadwater Park Golf Course

Hydro-Logic Services

Figure 4-1 Proposed development plan
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Figure 4-2 Proposed Surface Water management system
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The proposed irrigation / attenuation pond (Figure 4-2) has been modelled using Micro
Drainage, a standard industry design tool. The methodology allows the required outflow
control structure and freeboard on the pond to be assessed. FEH catchment characteristics
have been used to generate inflow hydrographs for the model. Appendix D gives the results
of the outline design process.
The assumed rest level of the water in the pond is 40 mAOD. For the system 1% + CC
critical (36hr) storm the 0.1 m pipe gives a peak outflow rate of 16.6 l/s and a peak height
above rest water level of 0.983 m (40.983 mAOD). The bank levels should be set at 41.2
mAOD. An emergency spill way should be set at 41mAOD, just above the peak water level.
The outlet from the pond is routed via a 100mm pipe to the Thames Water surface water
manhole no.2951. This discharges through a pipe under the road into the ordinary
watercourse in the garden of Wey Bank Cottage which in turn flows into Hell Ditch and the
River Wey (Figure 4-2 and Figure 2-2).
Table 4-1 Development runoff rates

Based on
Pre-development event run-off
(ReFH2)
Post-development event runoff

FEH catchment
characteristics
Including Climate Change

Peak rate of run-off
(l/s)
Years return period
event
2
30
100
12.4

28.8

40.2

12.7

16.2

16.6

The peak runoff rates for the 1:100 year and 1:30 year storm events are attenuated to below
greenfield runoff rates, in accordance with Waverley Council SFRA. It has not been possible
to attenuate the 1:2 year storm to below the greenfield rate. Further attenuation of the 1:2
year storm would result in further attenuation of the larger storms and there would be
insufficient storage space for the 1:100 year event. The peak runoff rate for the 1:2 year
storm is only marginally greater than the greenfield rate.
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Table 4-2 Development runoff volumes

Run-off
Based on
Volume of run-off (1% storm)
Pre-development event run-off
Post-development event run-off 108 mm (6 hour storm + 40%
(with
climate
change,
no climate change)
attenuation)
Post-development event run-off
(with
climate
change
and
attenuation)

(m3)
2185
3704
2464

Annual volume of run-off
Pre-development run-off
Post-development annual run-off
(with
climate
change,
no 1015 mm (Average annual
rainfall + 40% climate
attenuation, no irrigation)
Post-development annual run-off change)
(with climate change, attenuation
and irrigation)

20596

34909
17628

4.3 Off Site Impacts
The proposed development is likely to lead to an increase in runoff. This is due to the
increased percentage runoff due to the recapping of the landfill. The majority of the
regraded area will drain inwards towards the proposed SUDS but the thickness of the
proposed landfill cap and overlying topsoil will raise the site above the surrounding land.
Thus, there will be a risk of runoff from the peripheral banks. A system of swales, infiltration
trenches and an infiltration basin has been designed to intercept this runoff (see Figure 4-2).
In the analysis that follows, a precautionary approach has been adopted.
The outline design is undertaken using a procedure developed by Hydro-Logic that has been
used for numerous such designs. The programme requires the user to specify the depths of
rainfall for a range of durations, as well as the characteristics of the swale or infiltration
basin. The following assumptions have been adopted for this calculation:







Point rainfalls have been obtained from the FEH CD-ROM v3 (CEH, 2009) for the 1%
(1 in 100 year storm). These have been augmented by 20% and 40% to allow for
climate change, in line with the requirements of NPPF.
A runoff coefficient of 50% has been adopted, as appropriate for the proposed landfill
cap.
Infiltration coefficients have been based on the results of infiltration tests carried out
by the client on 28th and 29th January 2016, after 2 days of heavy rain and 1st
November 2016 (Appendix C ). Hydro-Logic Services has assumed that the
infiltration tests were carried out in accordance with the appropriate percolation test
guidelines.
Factor of safety of 2, in recognition of the minor consequences of any design
exceedance.
Infiltration is via a 200m long infiltration trench to the west of the site, a 350m long
trench along the northern and eastern boundaries and a 118m long infiltration trench
running into a basin with an area of 200 m2 to the south east of the site.
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Nominal trench/swale widths of 1 m at hole 6, 1m around the range outfield and 2 m
at hole 1 have been assumed.

Runoff from the banks to the South West and West of the site will be intercepted by a swale
and trench system then infiltrated via an infiltration trench beyond the edge of the landfill at
hole 6 (Figure 4-3). The soil here is sandy with a high infiltration rate. During the infiltration
test the high infiltration rate made it difficult to fill the test pit. This ties in with course
manager’s observations over 26 years. The area of proposed landscaping that drains
towards the site boundary here is approximately 4030 m2. The results are presented in
Figure 4-4 and show that the maximum depth of water in the trench would be 0.42 m and
that this would be for a critical storm duration of less than an hour. The time to half empty is
also less than an hour.
Figure 4-3 Location of hole 6 infiltration trench
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Figure 4-4 Hydraulic analysis of hole 6 infiltration trench

Runoff from the banks to the South East of the site will be intercepted by a swale and trench
system then infiltrated via an infiltration trench and basin beyond the edge of the landfill
southeast and east of hole 1 and pond 1 (Figure 4-2). The soil here is less permeable and a
high water table impedes drainage. As the infiltration feature is to be constructed at the
current ground surface there should be at least 1 m to the groundwater and the infiltration
coefficient at the ground surface has been used. The infiltration test returned a very low
infiltration rate, which again ties in with the course manager’s observations.
The area of proposed landscaping that drains towards the site boundary here is
approximately 2800 m2. The results are presented in Figure 4-6 and show that the maximum
depth of water in the trench would be 0.32 m and that this would be for a critical storm
duration of 30 hours. The time to half empty is 54 hours, which is in excess of the nominal
24 hour half empty time. However, an additional 0.38 m freeboard (giving a total trench and
basin depth of 0.7 m) would provide storage for any additional rainfall occurring within the 54
hour period.
In the unlikely event of surcharging of the system, water would “spill” from the infiltration
system across a broad front along the site margin. The woodland to the south east would
provide a generous opportunity for infiltration of this excess water.
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Figure 4-5 Location of hole 1 infiltration system

Figure 4-6 Hydraulic analysis of hole 1 infiltration system

Runoff from the range outfield banks on the northern margins of the site would be
intercepted by an infiltration trench located beyond the edge of the landfill (Figure 4-7). The
soil here has a moderate to high infiltration rate. The area of proposed landscaping that
drains towards the site boundary here is approximately 5714m2. The results are presented in
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Figure 4-8and show that the maximum depth of water in the trench would be 0.51 m and that
this would be for a critical storm duration of 1.5 hours. The time to half empty is 2.28 hours.
Figure 4-7 Location of outfield infiltration system

Figure 4-8 Hydraulic analysis of outfield infiltration system

The proposed attenuation pond will discharge to an ordinary watercourse flowing through the
garden of a private house. It is important to ensure the additional runoff entering this
watercourse will not increase flood risk to the property. A full survey of the watercourse has
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been carried out to confirm it has sufficient capacity to carry the outflow. The culverts on the
property are considerably bigger than the Thames Water pipe carrying the discharge to the
watercourse and the pond outflow pipe.
4.4 Impacts during development
During landscaping work, there will likely be bare soils on site prior to reseeding. These may
increase the rate of runoff from the site and delivery of sediment offsite. It is proposed that
the swales are constructed prior to major landscaping work to intercept the increased runoff.
Furthermore, small barriers, likely in the form of small berms, should be placed along the
margins of the site where landscaping is taking place in order to trap any eroded sediment.
4.5 Residual Risks
Residual risks in the design of the SUDS include the need to manage storms greater than
the 1:100 year + climate change event. This has been managed by allowing for a 0.2 m
freeboard on top of the maximum depth calculated for the critical duration storm.
The irrigation and attenuation system should also be inspected regularly to ensure that it
remains capable of acting as designed. The maintenance programme should also include
the swales, infiltration trenches and basin surrounding the site.
4.6 Climate Change
The general impacts of climate change on flood behaviour in England and Wales remain
unclear. The FEH (Institute of Hydrology, 1999) describes a review of flood peak data to
investigate possible trends. The analyses do not show that climate change has affected UK
flood behaviour, but neither do they prove that it has not affected it. NPPF requires a
consideration of the impacts of climate change on the flood risk for any proposed
development. The suggested mechanism for this is to allow for progressive increases in
peak flows and precipitation, based on river basin, as shown in Appendix B .
In accordance with the most recent guidance 40% has been added to all rainfall values to
account for climate change in the design of the irrigation / attenuation tank and the infiltration
trench around the north east boundary of the site.
The infiltration systems at hole 6 and hole 1 were designed prior to February 2016 for the
previous report (K0692_FRA_Broadwater Park_GC draft_Rep1Rev0_24-2-16). Climate change
allowances of 20% have been added to all rainfall values to account for climate change over
the 60 year design life of this commercial development.
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5. Summary
The report presents a Flood Risk Assessment for the proposed recapping of the landfill and
regrading of Broadwater Park Golf Course. The findings are as follows:
1. The landfill cap is severely degraded and recapping is essential. Once the new
landfill cap is completed the golf course will need to be reinstated.
2. The development is classified as Water Compatible (WC) and is located
predominantly in flood zone 1. Since the site is larger than 1 ha, a site-specific FRA
is required.
3. The existing flood risk to the site is considered low.
4. The proposed recapping may lead to an increase in runoff. Some of this additional
runoff will be harvested for irrigation, further mitigation will be required for the
additional volume (sections 4.2 & 4.3).
5. The mitigation is in the form of an attenuation system comprising a network of swales
and an irrigation / attenuation pond (Figure 4-2). In addition, infiltration trenches
along the western, northern and eastern margins of the site intercept and infiltrate
runoff, as does a swale, trench and basin system on the south eastern margin. The
infiltration systems are beyond the edge of the landfill.
6. The design of the attenuation pond system is given in section 4.2. Drawdown within
the ponds due to irrigation has not been accounted for so the design is conservative.
The attenuation ponds attenuate the 1:100 and 1:30 year events to below greenfield
peak runoff rates. The 1:2 year storm is attenuated to just above the greenfield runoff
rate.
7.

At the request of Broadwater Angling Club who manage the lake no runoff from the
site will enter the Broadwater Lake.

8. The design of the infiltration system is given in section 4.3. The western system has
an area of 200m2 with a maximum water depth in the trench of 0.42 m for the 1:100
year +CC critical storm. This basin has been designed with depth of 0.6 m, thereby
providing 0.18 m freeboard to protect against the residual risk of more severe storms.
The south eastern system has an area of 436 m2 with a maximum depth in the basin
of 0.32 m for the 1:100 year +CC critical storm. A freeboard of 0.38 m has been
allowed in the design to protect against the residual risk of more severe events. The
North-East system has an area of 350m with a maximum water depth of 0.51 m for
the 1:100 year +CC critical storm. This basin has been designed with a depth of 0.7
m, thereby providing 0.19 m freeboard to protect against residual risk of more severe
storms.
9. During construction, the presence of bare soil may increase the rate of runoff and
increase sediment transport. Swales should therefore be constructed prior to the
commencement of regrading, and silt barriers used around the perimeter of areas of
soil importation.
10. Allowance for climate change has been made by increasing the 1:100 year design
rainstorm by 20% to 40%.
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11. Residual risks are considered to be low and mitigated by the freeboard provision and
the maintenance activities of the Golf Club.
12. In summary, flood risks to the site are low and provided the suggested measures are
adopted, the development can proceed without increasing flood risk elsewhere.
Commercial development of this site would be in accordance with the flood risk
provisions of the NPPF.
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Appendix A Flood Risk Assessment Template (Based on NPPF Practice
Guide)1
This proforma has been completed in such a way as to identify the sections in the
accompanying report where the relevant issues are addressed.
1 Development description and location
1a. What type of development is proposed and where will it be located?
 A location plan at an appropriate scale should be provided with the FRA, or cross referenced to the main
application when it is submitted.

Section 2.1
1b. What is its vulnerability classification?
 Vulnerability classifications are provided in Table 2, NPPF Technical Guide
Section 2.3
1c. Is the proposed development consistent with the Local Development Documents?
The development does not consist of a change of use, includes SUDS and attenuation of the
1:100 year storm event to below Greenfield rates in accordance with Waverly SFRA (Section
4.2)
1d. Please provide evidence that the Sequential Test or Exception Test has been applied in
the selection of this site for this development type?
 Evidence is required that the Sequential Test has been used in allocating the proposed land use



proposed for the site and that reference has been made to the relevant Strategic Flood Risk
Assessment (SFRA) in selecting development type and design (See paragraphs 100-104, NPPF and
paragraphs 3-5, NPPF Technical Guide). Your Local Planning Authority planning officer should be able
to provide site-specific guidance on this issue.
Where use of the Exception Test is required, evidence should be provided that all three elements of this
test have been passed (see paragraphs 102, NPPF and paragraphs 4-5, NPPF Technical Guide). Your
Local Planning Authority planning officer should be able to provide site-specific guidance on this issue.

Section 2.3
1e. [Particularly relevant to minor developments (alterations & extensions) & changes of use]
Will your proposal increase overall the number of occupants and/or users of the
building/land; or the nature or times of occupation or use, such that it may affect the degree
of flood risk to these people?
The development is not in the flood zone
2. Definition of the flood hazard
2a. What sources of flooding could affect the site? (see paragraph 2, NPPF Technical
Guide).
 This may include hazards such as the sea, reservoirs or canals, which are remote from the site itself,
but which have the potential to affect flood risk (see Chapter 3 of the Practice Guide).

Section 3.4
2b. For each identified source, describe how flooding would occur, with reference to any
historic records wherever these are available.




An appraisal of each identified source, the mechanisms that could lead to a flood occurring and the
pathways that flood water would take to, and across, the site.
Inundation plans, and textural commentary, for historic flood events showing any information available
on the mechanisms responsible for flooding, the depth to which the site was inundated, the velocity of
the flood water, the routes taken by the flood water and the rate at which flooding occurred.

Section 3.4
2c. What are the existing surface water drainage arrangements for the site?
 Details of any existing surface water management measures already in place, such as sewers and
drains and their capacity.

1

Section 3.3

http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/
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3. Probability
3a Which flood zone is the site within?
 The flood zones are defined in Table 2, NPPF Technical Guide.
Sections 2.2
3b If there is a Strategic Flood Risk Assessment covering this site, what does it show?
 The planning authority can advise on the existence and status of the SFRA.
Section 2.3
3c What is the probability of the site flooding taking account of the contents of the SFRA and
of any further site-specific assessment?

This may need to include

a description of how any existing flood risk management measures affect the probability of a flood
occurring at the site FRA Pro-forma

supporting evidence and calculations for the derivation of flood levels for events with a range of annual
probability

inundation plans of, and cross sections through, the existing site showing flood extents and levels
associated with events with a range of annual probability

a plan and description of any structures which may influence the probability of a flood occurring at the
site. This may include bridges, pipes/ducts crossing a watercourse, culverts, screens, embankments or
walls, overgrown or collapsing channels and their likelihood to choke with debris.

details of any modelling studies completed to define the exiting degree of flood risk (Ref Chapter 3 of
the PG)

Section 3.5
3d What are the existing rates and volumes of run-off generated by the site?
 This should generally be accompanied by calculations of run-off rates and volumes from the existing site
for a range of annual probability events (see Section 21 of the NPPF Practice Guide).

Section 4.2

4. Climate change
4a How is flood risk at the site likely to be affected by climate change?
 Paragraphs 11-15, of the NPPF Technical Guide provide guidance on how to assess the impacts of
climate change.

Section 4.6
5. Detailed development proposals
Where appropriate, are you able to demonstrate how land uses most sensitive to flood
damage have been placed in areas within the site that are at least risk of flooding, including
providing details of the development layout?
 Reference should be made to Table 2 of the NPPF Technical Guide.
 Chapter 4 of the Practice Guide provide guidance on how the sequential approach can be used to
inform the lay-out of new development sites.

Section 4.1
6. Flood risk management measures
How will the site be protected from flooding, including the potential impacts of climate
change, over the development’s lifetime?
 This should show that the flood risk management hierarchy has been followed and that flood defences
are a necessary solution. This should include details of any proposed flood defences, access/egress
arrangements, site drainage systems (including what consideration has been given to the use of
sustainable drainage systems) and how these will be accessed, inspected, operated and maintained
over the lifetime of the development. This may need to include details of any modelling work undertaken
in order to derive design flood levels for the development, taking into account the presence of any new
infrastructure proposed.

Section 4.2
7. Off site impacts
7a How will you ensure that your proposed development and the measures to protect your
site from flooding will not increase flood risk elsewhere?

This should be over the lifetime of the development taking climate change into account. The assessment may
need to include:

Details of the design basis for any mitigation measures (for example trash screens, compensatory
flood storage works and measures to improve flood conveyance). A description of how the design
quality of these measures will be assured and of how the access, operation, inspection and
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maintenance issues will be managed over the lifetime of the development.
Evidence that the mitigation measures will work, generally in the form of a hydrological and hydraulic
modelling report.
An assessment of the potential impact of the development on the river, estuary or sea environment and
fluvial/coastal geomorphology. A description of how any impacts will be mitigated and of the likely
longer-term sustainability of the proposals.

Section 4.3
7b How will you prevent run-off from the completed development causing an impact
elsewhere?
 Evidence should be provided that drainage of the site will not result in an increase in the peak rate or in
the volumes of run-off generated by the site prior to the development proceeding.

Section 4.3
8. Residual risks
8a What flood-related risks will remain after you have implemented the measures to protect
the site from flooding?
 Designing for event exceedence on site drainage systems is covered in Section 14 of the NPPF Practice
Guide.

Section 4.5
8b How, and by whom, will these risks be managed over the lifetime of the development?
 Reference should be made to flood warning and evacuation procedures, where appropriate, and to likely

above ground flow routes should sewers or other conveyance systems become blocked or overloaded.
This may need to include a description of the potential economic, social and environmental
consequences of a flood event occurring which exceeds the design standard of the flood risk
management infrastructure proposed and of how the design has sought to minimize these – including an
appraisal of health and safety issues.

Section 4.5
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Appendix B Government Guidance on Allowances for climate change
B.1

Introduction

In February 2016, the Environment Agency updated the climate change allowances required
in Flood Risk Assessments (Environment Agency, 2016); this advice updates previous
climate change allowances to support NPPF (2012). Guidance has been provided for





peak river flow by river basin district
peak rainfall intensity
sea level rise
offshore wind speed and extreme wave height.

The general guidance is provided in this Appendix.
For flood risk assessments and strategic flood risk assessments, assess both the central
and upper end allowances to understand the range of impact.
B.2

Peak River Flow Allowances

The peak river flow allowances for flood risk assessments should be applied by reference to
the flood zone and vulnerability classification as shown below.
In flood zone 2:
 essential infrastructure – use the higher central and upper end to assess a range of
allowances
 highly vulnerable – use the higher central and upper end to assess a range of
allowances
 more vulnerable – use the central and higher central to assess a range of allowances
 less vulnerable – use the central allowance
 water compatible – use none of the allowances
In flood zone 3a
 essential infrastructure – use the upper end allowance
 highly vulnerable – development should not be permitted
 more vulnerable – use the higher central and upper end to assess a range of
allowances
 less vulnerable – use the central and higher central to assess a range of allowances
 water compatible – use the central allowance
In flood zone 3b
 essential infrastructure – use the upper end allowance
 highly vulnerable – development should not be permitted
 more vulnerable – development should not be permitted
 less vulnerable – development should not be permitted
 water compatible – use the central allowance
If (exceptionally) development is considered appropriate when not in accordance with flood
zone vulnerability categories, then it would be appropriate to use the upper end allowance.
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Table B-1 Total Potential Change for River flow

River basin district Allowance category
Northumbria

Humber

Anglian

South East

Thames

South West

Severn

Dee

North West

Solway

Tweed

‘2020s’
‘2050s’
‘2080s’
(2015 - 2039) (2040 - 2069) (2070 - 2115)

Upper end

20%

30%

50%

Higher central

15%

20%

25%

Central

10%

15%

20%

Upper end

20%

30%

50%

Higher central

15%

20%

30%

Central

10%

15%

20%

Upper end

25%

35%

65%

Higher central

15%

20%

35%

Central

10%

15%

25%

Upper end

25%

50%

105%

Higher central

15%

30%

45%

Central

10%

20%

35%

Upper end

25%

35%

70%

Higher central
Central

15%
10%

25%
15%

35%
25%

Upper end

25%

40%

85%

Higher central

20%

30%

40%

Central
Upper end

10%
25%

20%
40%

30%
70%

Higher central

15%

25%

35%

Central

10%

20%

25%

Upper end
Higher central

20%
15%

30%
20%

45%
25%

Central

10%

15%

20%

Upper end

20%

35%

70%

Higher central

20%

30%

35%

Central

15%

25%

30%

Upper end

20%

30%

60%

Higher central
Central

15%
10%

25%
20%

30%
25%

Upper end

20%

25%

45%

Higher central

15%

20%

25%

Central
10%
15%
20%
Table 1 peak river flow allowances by river basin district (use 1961 to 1990 baseline)
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Peak Rainfall Intensity Allowances

For flood risk assessments and strategic flood risk assessments, both the central and upper
end allowances should be used to understand the range of impact.
Table B-2 Peak rainfall intensity allowances

Applies
across all of
England
Upper end
Central

Total potential change
anticipated for the
‘2020s’ (2015 to 2039)
10%
5%

Total potential change
anticipated for the
‘2050s’ (2040 to 2069)
20%
10%

Total potential change
anticipated for the
‘2080s’ (2070 to 2115)
40%
20%

Table 2 peak rainfall intensity allowance in small and urban catchments (use 1961 to 1990
baseline)
B.4

Sea Level Allowances

There is a single regional allowance for each epoch or time frame for sea level rise in the
Table.
Table B-3 Sea level allowances

Area of England

1990 to
2025

2026 to
2055

2056 to
2085

2086 to
2115

Cum rise
1990 to 2115

8.5
(255 mm)

12
(360 mm)

15
(450 mm)

1.21 m

3.5
8
(122.5 mm) (240 mm)

11.5
(345 mm)

14.5
(435 mm)

1.14 m

East,
east
midlands,
4
London, south east
(140 mm)
South West

2.5
7
10
13
0.99 m
(87.5 mm) (210 mm) (300 mm) (390 mm)
Table 3 sea level allowance for each epoch in millimetres (mm) per year with cumulative sea
level rise for each epoch in brackets (use 1990 baseline)
North west, north east

B.5

Offshore wind speed and extreme wave height Allowances

Table B-4 Wind Speed and Wave Height Allowances

Applies around all the English coast 1990 to 2055 2056 to 2115
Offshore wind speed allowance

+5%

+10%

Offshore wind speed sensitivity test

+10%

+10%

Extreme wave height allowance

+5%

+10%

Extreme wave height sensitivity test
+10%
+10%
Table 4 offshore wind speed and extreme wave height allowance (use 1990 baseline)
B.6

Systems designed Prior to February 2016

The infiltration systems at hole 1 and hole 6 (see section 4.3) were designed for the previous
report (dated February 2016) and designed prior to the publication of the new climate
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change allowances. Consequently, the previous recommendation for a 60 year life
expectancy for a commercial development have been used.
Table B-5 Recommended contingency allowances for rainfall, river flow, wind and waves

Parameter

199020252025
2055
Peak rainfall intensity
+5%
+10%
Peak river flow
+10%
+20%
Offshore wind speed
+5%
+5%
Extreme wave height
+5%
+5%
Table 5 (p11) from NPPF (DCLG, 2012b)

20552085
+20%
+20%
+10%
+10%

20852115
+30%
+20%
+10%
+10%

Notes:
1.
Refer to Defra FCDPAG3 Economic Appraisal Supplementary Note to Operating
Authorities – Climate Change Impacts, October 2006, for details of the derivation of
this table.
2.
For deriving peak rainfall, for example, between 2025-2055 multiply the rainfall
measurement (in mm/hour) by 10 per cent and between 2055-2085 multiply the
rainfall measurement by 20 per cent. So, if there is a 10mm/hour event, for the 20252055 period this would equate to 11mm/hour; and for the 2055/2085 period, this
would equate to 12mm/hour. Other parameters in Table B.2 are treated similarly.
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Appendix C Infiltration test results
From: christopherforeman.knowlhill@gmail.com [mailto:christopherforeman.knowlhill@gmail.com]
On Behalf Of Christopher foreman
Sent: 02 February 2016 08:48
To: Bruce <Bruce@wellerdesigns.co.uk>
Subject: Broadwater
Dear Alison and Bruce,
Please find as follows the results of infiltration testing over two days, the 28th and 29th
January. carried out after two days of heavy rain.
The intention was to dig two holes, each 1m wide, 1.5 m deep and 3m long. In two locations:
number 1 by the Car Park and number 2 near the conifers at the top end of the football pitch.
Both pits in natural soil, i.e. not landfill.
Number 1
The hole was dug to full length and width but started to collapse, due to incoming ground
water at 1m deep. We then filled the hole to the top, quickly with water from the irrigation
system. The level dropped 50mm in the first 2 hours and a further 25mm after another 2
hours. The hole was left open overnight (17:00 - 10 am) and when checked the following
morning at 10 am had dropped a further 60mm.
NB The area is at the lowest point of the site and seems to take a large catchment of water.
this will be changed/reduced by the new design. despite this the water does seem to drain
away eventually. i.e. there was no ponding despite the heavy rain the night before.
Number 2
The hole was dug to full spec and filled to 1m depth at which point the water appeared to be
emptying at the same rate as it was being filled. We switched the water off (at1330) and the
level dropped 200mm in 10 minutes. The hole then emptied within another hour.
regards
Chris
Christopher Foreman
Director
07930405789
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From: christopherforeman.knowlhill@gmail.com [mailto:christopherforeman.knowlhill@gmail.com]
On Behalf Of Christopher foreman
Sent: 06 November 2016 18:00
To: Alison Clare-Dalgleish <aclare-dalgleish@hydro-int.com>
Cc: Bruce Weller <bruce@spdb.co.uk>
Subject:

Hi Alison,
we carried out the extra filtration test at Broadwater last Tuesday (1/11/16)
We excavated a pit 1 metre by 1 metre square and 1.2 m deep , as discussed. In
location on attached plan .
As you can see from the photos the top 200 mm of excavation was topsoil and the
remaining metre was sand.
please see attached relevant photos and following recordings
10:00 am excavate pit to depth 1.2 m , 1 metre square
10:34 start filling with water from irrigation system (as before)
10:55 Complet filling of pit to top.
11:18 Water level had dropped 300mm
12:15 water level had dropped by 750mm
13:15 pit was virtually empty.
I will send 5 images with this e-mail and 5 with a followng.
Hope that info suffices. Please let me know if you require further
Christopher Foreman
Director
07930405789

K0692_FRA_Broadwater Park_GC final_Rep1Rev2_25-1-17

Page 43

Sports Pitch Design & Build Ltd
FRA for Proposed Development at Broadwater Park Golf Course

Hydro-Logic Services

Appendix D Micro Drainage Results
D.1

Pond Design
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1:2 year event
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1:30 year event
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1:100 year event
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BROADWATER PARK GOLF CLUB
SURREY

APPENDIX D
Design Rationale

AA Environmental Limited
183125

Waste Recovery Plan
Broadwater Park Golf Club

1.1

1.1.1

Grading profiles at Broadwater Golf Course
Following completion of the site assessments and comments made by made by Godalming
Angling Society, Waverley Council and Surrey County Council during the pre application and
determination period the process of identifying the most effective design solution was
undertaken. The following section evaluates the information on the site and sets out the
opportunities and constraints that have shaped the final grading design.
Summary - Constraints and Grading Design

1.1.2

The golf course and driving range were constructed over what was once land used as a
household waste tip site. While the construction of a golf facility is an ideal use of land
previously used for waste disposal, it is an increasing concern that continued degradation of
the “landfill cap”, such as it is, (non-existent generally) and ongoing movement and settlement
of the site is effecting not only the quality of the golf course and range but potentially the health
and safety of the customers (See Ground and Water Ltd – Site Study and other studies by
Parsons Brinckerhoff and WSP). Not surprisingly the viability of the business continues to
decline as the situation continues to worsen.

1.1.3

The overall conclusions of the various environmental consultants and Surrey County Council
Waste department was that the introduction of a cap would sever the majority of plausible
pollutant linkages with respect to soil contamination and prevent physical harm that the golfers
(glass, concrete etc coming to the surface). Reference has been made to industry guidance
on rooting zones and the minimum cap depth , including top soil and sub-soil is considered
1.3 m thick.

1.1.4

In addition to the cap however there was a fundamental design constraint as to how the
grading could be designed. With regards to surface level falls the Godalming Angling Society
categorically required that no surface water flows and mirrored subsurface drainage pipes
flows was to outlet into the neighbouring Broadwater Lake which is under their ownership.
This has been subsequently conditioned in the Planning consent.

1.1.5

This fundamental request basically meant that circa two thirds of the site had to be “reversed”
in terms of fall so that it drained away from the Broadwater Lake to an outlet to the south.

1.1.6

In addition to this constraint is the fact there is only one outlet for surface water flows from the
site. Again this constraint completely governed the grading and drainage design to ensure
virtually all surface water flows shed to the south to this single outlet (no soakaways available
on the domestic landfill only a single Thames water drainage pipe).

1.1.7

Surrey County Council also conditioned that the depth of the cap needed to be deep enough
for healthy tree establishment above the domestic landfill and to that end requested that the
applicant provide a depth that was in line with guidance set out by the County waste authority.

1.1.8

Finally the golf course design itself and its closely linked surface water falls (shedding water
off playing surfaces quickly and efficiently ), is needed to be introduced to the cap, as clearly
a flat cap would make for a very poor dull golf ( business) facility with no surface water
shedding due to lack of positive falls. The rule of thumb for designing high use golf turf is to
provide minimum positive surface falls of around 3% to 5% (range outfield) to get water off
the playing surfaces as quick as possible. This grading also contributes to the interest
(contouring provides shot / slope variety and visual interest). The golf featuring itself will have
slopes of between 1 in 3 to 1 in 5 for shot interest and visual excitement.

1.1.9

In summary it is not difficult to see why the iterative design proposal ended up as approved
by Surrey County Council. A new cap, reversing the camber, allowing for golf interest and

surface shedding and tree establishment all contributed to the final grading levels and
quantities.

1.1.10

The largest graded facility is the range outfield (integral to the success of the golf facility). A
positively shedding well-draining range outfield is vital as it takes the most wear (thousands
of ball per day and ball pickers). 3% to 5% slopes are vital to drain it quickly (to the south) as
it will be clay / silty soil. Its 250m long, so even a 1% slope would result in a 2.5m lift at its
furthest end and a previously stressed this is not enough fall (it’s a winter facility) for a high
class efficient range.

1.1.11

The Adventure Golf area also requires contour interest in terms of height and falls for the
water features (cascade)

1.2

1.2.1

Itemised Rationale for Final Grading Design
The section above summarises the basic reasons for the proposed grading design (quantities
and heights). This section looks in more detail at each design element of the course and why
it has been designed as such :Water Feature – For Flood Abatement and Water Harvesting (for Irrigation)

1.2.2

The scheme incorporates a rainwater harvesting system whereby the grading design and falls
(3% to 5%) take much of the surface water and subsurface drainage pipes to the main new
water feature (which also is required as an abatement zone to reduce the outflow rate before
it goes to the single outlet pipe to greenfield runoff rate).

1.2.3

This harvested surface water also means that there is a sustainable supply of water and
therefore the operator’s do not have to rely on costly mains supply (effectively drinking water)
for their irrigation needs. Given that this water is mainly captured in the winter months for reuse in the summer, it also means that there is less pressure put on domestic supplies or the
aquifer in the summer months or during drought conditions.
Drain Depth

1.2.4

The subsurface drainage system (French drains , gravel, sand) cannot go into the cap and
needs to be circa 650mm to 1000mm deep (to avoid droughting out turf layer). This therefore
dictated heights of the grading to achieve enough depth of “clean” soil” over the cap to install
a suitably located drain depth.

1.2.5

Subsurface drainage pipe networks can be installed within the “clean” extended topsoil and
subsoil zones with the correct invert levels for effective swift movement of excess water away
from the playing surfaces.

1.2.6

More importantly it will mean that the proposed subsurface drainage system will sit within the
clean imported subsoil and not in the household landfill. This not only means rainwater is not
going through to the landfill site (leachate issue) but the harvested water for the irrigation
system is also clean. NB Re-using harvested water for the irrigation system will only be viable
if it is certain the water is not contaminated.
Surface Settlement and Collapse

1.2.7

A re grading of the site is also required due to the physical deterioration of the surface and
subsurface layers of the site which has had, and continues to have, a severely detrimental
effect on the ability of the operator to maintain and present the golf course to a reasonable
standard, resulting in loss of business. The main impacts are as follows;

1.2.8

The settlement and ground heaving of the underlying waste combined with the thin subsoil /
topsoil layer has rendered surface and ground (piped) drainage networks totally ineffective.

This has led to severe drainage problems throughout the winter and even summer months
resulting in closure and loss of business both on the course and driving range.

1.2.9

The depth of topsoil originally placed on the landfill cap is woefully inadequate at many
locations on the golf course. Poor depth of topsoil makes it extremely difficult to grow sports
amenity grass to a reasonable standard. Wear on the golf course is a constant problem and
difficult to re-establish grass once it occurs. This not only looks unattractive but is poor to play
on. NB Golf is a year round sport (and business) with such problems only exacerbated in the
winter reducing its attraction (customer attendance) still further. Tree and shrub establishment
is difficult on such low levels of subsoil and topsoil with any high winds causing the uprooting
of plants.

1.2.10

The exaggerated uneven settlement and presence of waste materials at the surface results
in ineffectual cutting and grass preparation suitable for golf. Similarly domestic refuse
materials brought to the surface get caught in the mowing equipment resulting in costly
repairs.

1.2.11

The overall effect of the above is a golf course and range that is becoming increasingly difficult
and expensive to maintain. The quality of the facility is deteriorating and now falling short of
what customers would expect from a modern driving range and par 3 golf course in a market
where golfers expect more. Consequently this is reflected in a progressive decline in business.

1.2.12

The greater depth of the subsoil layer will stabilise and eliminate the excessive surface
distortions (settlement) currently occurring on the golf course.

1.2.13

Reduced ground distortion will allow the re-contoured surface flows and the drains to work
effectively, particularly over the winter months, to direct water quickly away from the playing
surfaces and into the ponds for re-use. This will ultimately vastly improve the quality of the
golf course, reduce maintenance costs and minimise closure due to waterlogging.

1.2.14

Similarly grass cutting and aeration equipment can operate far more effectively on a more
even stable surface. With greater depth of topsoil and reduced “corrugations”, concerns over
equipment damage, scalping, missing and inadvertent exposure of the waste materials will be
eliminated. Improved ground conditions will allow the proper maintenance of the amenity
grass which again will improve the quality of the course and therefore its attraction to the
public.
Golf Range Layout – Netting and Lighting

1.2.15

Of equal importance are the health and safety concerns relating to the current layout of the
driving range and part of the par 3 course. Golf equipment (and the ability to hit the ball further)
has changed dramatically over the past twenty years. This has consequently increased the
margins of error and therefore the risk to the public getting struck by errant shots and or
property getting damaged.

1.2.16

The eastern extent of the range outfield runs along the boundary to Broadwater Lake. Whilst
there is ball stop netting in place, it is apparent that stray shots are clearing the boundary
edge and landing in a public area and on to the pathway that runs around the lake. This
situation is a concern to the operators of the club and one that they would wish to see
remedied. Given an effective catch net based on the current boundary arrangement would
need to be upwards of twenty metres high (with the accompanying negative landscape impact
and onerous cost, maintenance and vandalism issues this necessitates), the proposed
realignment and regrading of the range outfield is a far more practical approach.

1.2.17

Proposed grading (in addition to the outfield contouring (interest and efficient surface flows))
in the form of mounding on the boundaries to the range outfield is designed to not only reduce

the height of high ball stop netting (reducing visual impact) but also to contain light spill from
the flood lights (and to a degree contain / focus balls hitting down the centre of the range).
Trespass and Vandalism

1.2.18

The operators are increasingly concerned over the number of people gaining access to the
course who are not playing golf. Members of the public are using the course as a short cut
across to the park or lake, for walking their dogs or just as a meeting point. This not only
increases the safety risk of someone being hit by a golf ball, but has resulted in anti-social
behaviour in the form theft, vandalism, litter and dog excrement across the golf course. This
situation is an ongoing concern to the operators and one that they would wish to see rectified.

1.2.19

In this regard some of the grading / banks and mounding on the boundaries of the site has
been design deter trespass and joy riding onto the course.
Traffic Noise

1.2.20

As well as the functional / interest reasons for the grading as previously mentioned the grading
/ banks to the south will abatement the significant traffic noise from the busy main road
effecting the golf course and park.
Trees and New Landscaping

1.2.21

Many of the trees were blown over during a big storm five years ago (due to shallow rooting
over the domestic rubbish). A large new landscape scheme is proposed for the development
and it is vital this can establish strongly and reach maturity. The proposed depth of the soil in
this regard has been advised by Surrey County Council waste dept.

1.2.22

A good depth of subsoil is required to allow healthy woodland establishment given the current
trees on site are in poor shape, stunted in growth and prone to wind throw due to the existing
concentration of domestic rubbish at the surface.

1.2.23

An increased depth of topsoil (circa 300mm) and good clean subsoil will greatly improve the
quality of the growing environment for both grass, trees and shrubs. The amenity grass will
be much easier to look after and require far less chemical intervention to sustain its growth.
Aerating equipment in the form of solid and hollow tines can be used as part of the
maintenance regime, whereas currently they are ineffective and can even result in the
exposure of waste near the surface.

1.2.24

Greater depth of topsoil and subsoil will allow the proper establishment of trees and shrubs.
Not only will they be at less risk of blowing over, in time they will be able to reach full maturity
and further add to the stability of the ground.

1.2.25

The soil required to achieve the above would be derived from imported Environment Agency
approved soils. Owing to the nature of the site no additional soils can be derived without
cutting into the existing landfill which is not an option
Leachate

1.2.26

Capping off the site and introducing a water harvesting scheme will also deal with the current
situation where rainwater is leaching into and through the landfill rubbish. The proposed
sealing off of the former landfill site means that not only is rainwater prevented from entering
the landfill therefore reducing the leachate concerns, but the cleanliness of this water is

captured at the surface and placed into ponds for re-use on the golf course in the summer
months.

1.2.27

1.3

Greater depth of subsoil will prevent the migration of hazardous material reaching the surface
and therefore eliminate the current health and safety concerns of the leaseholder, customers
and environmental consultants.

Opportunities- Improving And Enhancing The Facilities Through Regrading

1.3.1 Overview - The restoration and stabilisation of the site as outlined above presents the
opportunity to reappraise the facility and look at ways it can be greatly improved and made
more attractive to the customer. It also allows ongoing safety concerns with the driving range
and golf holes to be addressed. The following section presents the rationale behind changes
to the design of the course and driving range outfield, as well as additional features to enhance
the facility.

1.3.2

Re-routing and Remodelling Of The Par 3 Golf Course - The existing par 3 course is
currently very basic both in terms of golfing interest and presentation. The greens and tees are
small leading to maintenance issues and the landscaping around the holes simply consists of
lines of semi mature (mainly non-native) trees many of which are inappropriate for a golf course
(particularly Poplars) and landscape character in general.

1.3.3

It is proposed that the course is completely redesigned and remodelled in conjunction with the
capping procedure mentioned above. Green and tee construction specifications would be
upgraded to a modern standard (i.e. sand rootzone USGA specification) and the addition of a
new irrigation system (can’t go into landfill only clean soil) will greatly improve the quality of the
playing surfaces. The addition of mounds, swales, bunkers, water features wetland ditches and
native tree and shrub planting within the course will provide a fun, very attractive and inclusive
course ideal for both beginners but also attractive to the more experienced / better golfer.

1.3.4

The best way to achieve the above is incorporating it into the restoration of the landfill cap.
Imported soils can be shaped to create a more exciting golfing terrain with swales, banks, water
features and bunkers designed to be fun / interesting to play and visually stimulating.

1.3.5

The vision of the operator is to create a high quality ‘Golfing Academy’ which will not only be
aimed at retaining the current client base but also to attract new customers especially families
and those new to the game. The new academy will therefore be geared towards a relaxed
environment that will be enjoyable and safe for both adults and children to use.

1.3.6

There will be a strong emphasis on involving local schools and clubs. Schools Membership
would be offered entitling golf in term time as part of the sports curriculum, with school and
interschool golf championships held at the venue.

1.3.7 The Golf Foundation (www.golf-foundation.org) is an organisation that promotes golf to the
young not only as an active sport but also as a means to develop’ skills for life’ . The proposed
upgraded golf facility would be a perfect environment for such skills to be learnt. Junior based
practice activities such as Tri-Golf, SNAG Golf and Golf Xtreme, which feature as part of the
Golf Foundations programme, would be ideally suited to the proposed upgraded range and par
3 course.

1.3.8 Concerning the health and safety issues highlighted earlier, the proposed changes to the layout
of the course will take the existing 7th hole away from the boundary and therefore remove the
current safety concern of stray shots reaching the children’s playground and public space. In
its’ place will native planting and a bank to prevent trespass although the bank itself is more of
a result of the need to have a positive fall south on the range outfield and not outlet towards
Broadwater lake.

1.3.9 Concerning the issues raised earlier regarding unauthorised access to the course and the
accompanying anti-social behaviour, it is proposed that the perimeter of the golf course has
dense planting placed around its entire boundary in addition to the mounding.

1.3.10

The Practice Ground Outfield - There are three elements to the proposed re-design of the
practice range. One concerns the need to address a current serious safety concern, while the
second is a pressing need to raise the quality of the teaching and practice facilities and to create
a centre of teaching excellence.

1.3.11

The current range outfield is orientated so that its eastern boundary is directly adjacent to the
Broadwater Lake and its associated perimeter pedestrian paths. While there is ball stop netting
around the outfield and some mature trees along the boundary there are still practice balls
leaving the confines of the outfield and going into the public area around the lake. This is a
serious concern for the operators.

1.3.12

The proposals for the range outfield are that it be re-orientated away from the boundary fence
so that the main lines of play are away from the public space. This changing of the outfield
angle combined with adjustments to the orientation of the newly proposed covered practice
bays, re-profiling of the outfield (perimeter mounding and focussed targets) and improvement
to the netting (angled further in from the boundary) will address any ongoing safety concerns.

1.3.13

The second factor that needs urgent attention is the state of the existing range outfield.
Unfortunately the current condition and appearance of the outfield is extremely poor. The
principle reasons for this are the current ground characteristics and the lack of any visual and
strategic excitement on the outfield.

1.3.14

The existing ground is excessively undulating as a consequence of the continued irregular
settlement of the landfill beneath. It is also lacking any depth of topsoil or positive falls for
drainage). This makes it impossible to drain in the wetter months and very difficult to maintain
in the grass growing season. The result is an outfield that not only looks very poor but cannot
be maintained properly with practice balls plugging in the mud and ball collecting machines
unable to operate.

1.3.15

The wet uneven outfield means that the mechanical ball pickers cannot operate efficiently or at
all , meaning that balls have to be handpicked (sometime upwards of 10,000 balls) from the
outfield or are simply lost under the surface or damaged as a result of sitting in the mud. Trying
to clean many thousands of balls is also costly and time consuming and quite simply can affect
the viability of the business as a whole. NB The operators intend to use robotic ball pickers
when the outfield has been upgraded. This requires the outfield to be smooth and very well
drained.

1.3.16

The need for a dry well maintained outfield cannot be stressed highly enough. Unfortunately a
visit to many range outfields at the moment will clearly illustrate how quickly the surface can
deteriorate to mud even after what has been a dry summer. For the new range outfield at
Broadwater to function well it needs to have not only the subsoil and topsoil capping previously
described but it also needs to have positive falls across it at circa 3% to 5% to enable the quick
and efficient shedding of water.

1.3.17

Currently at Broadwater the wetter months often result in long periods of closure as the outfield
just puddles (and floods at the back third) , resulting in the loss of an important source of income
for the teaching staff and the business in general.

1.3.18

The third factor is improving the current floodlighting. This is not to the detriment of local light
spill issues, it will be quite the opposite. It is proposed that “Berm” lighting will be installed which
coupled with the more enclosed outfield mounding and general slope from back to front will
result in a reduction of floodlight impact.

1.3.19

The practice ground is a vital component of the golf facility, providing the visitors with an
opportunity to develop their game, as well as come and learn the game from qualified teaching

staff. This element of the business is seriously undermined at present. In order to attain the
aspirations of the operator the outfield requires a complete remodel.

1.3.20

As with the golf course the best way to improve the situation is through the re-profiling of the
outfield as part of the overall capping and importation proposals. This would address the issues
above by; significantly improving the drainage characteristics; improving the visual
attractiveness of the outfield; improving its ease of maintenance, improving the ease of ball
collection and providing an outfield that is visually stimulating to practice onto.

1.3.21

The remodelling works will create realistic green complexes designed to mimic similar features
found on a golf course. These will be set at key distances from the covered bays in order to
develop the golfer’s skills for a variety of clubs. Gentle undulations around the green targets
will not only serve as important drainage channels but will also frame the proposed green
complexes.

1.3.22 An important element of the new outfield design would be the harvesting of excess rainfall
runoff for use in the irrigation system. The most effective and efficient way of managing the
drainage of a practice ground outfield is to use the ground shaping (positive falls) to re-distribute
the surface water. The re-profiling of the outfield will effectively manage surface and subsurface flows by redistributing excess water away from the key in play zones to the perimeter
of the outfield and then directed to the new on course water features (part of the water
harvesting scheme).

1.3.23

The height of the ground level lift is determined in part to provide aesthetic interest from the
practicing golfer, but primarily to permit the necessary slope angles for efficient movement of
water. A minimum 3% - 5% fall across the ‘in play’ area (i.e. the practice ground outfield) is
required to shed surface water under gravity quickly off the outfield surface. Through a
combination of positive falls and piped drainage networks, excess rainwater will be directed
toward the on course water features (ditches and ponds) where water can be stored for use as
part of the irrigation supply in the summer months.

1.3.24

The collection and storage of winter rainfall runoff for use in summer irrigation at golf courses
is particularly encouraged by the Environment Agency. The benefits of this strategy are not only
sustainable but can also mean reduced water bills for the facility, less pressure on local
residential supplies in the summer and not being exposed to the damaging effects of mains
water drought orders in dry summers.

1.3.25

In summary the drainage improvements outlined above combined with the remodelling
proposals would provide an opportunity to greatly enhance the practicing experience for the
customers and compliment the other proposed improvements to the club. This in turn will make
the facility more attractive to the public and consequently improve its business viability.

1.3.26

Adventure Golf Course – As part of the golf course operator’s strategy to broaden the
attraction of facility within the community, it is proposed that an ‘Adventure Golf Course’ is
constructed adjacent to the existing clubhouse.

1.3.27

Adventure Golf is more heavily themed and landscaped and these elements are incorporated
into the design of the holes. As the name implies the idea is to take the player on an adventure.
Themes recently constructed include ‘Lost Island’, Moby Golf (Golf Kingdom, Chadwell Heath)
Pirate Adventure’ Jurassic Encounter (New Malden) and Jungle Island (Horton Park Golf Club)
. The theme at the proposed Adventure Golf Course incorporates Godalming and Waverley
History.

1.3.28

The obvious attraction of this type of facility is that it encourages participation in golf from a
broad demographic, ranging from toddlers, grandparents, teenagers , mums and dads and
even couples on a date. People use the facilities are not put off by the perceived traditional
nature of conventional golf and are simply playing to have fun, regardless of ability and without
the concerns of having the right equipment or clothing.

1.3.29

The putting surfaces are constructed with artificial turf which will incorporate banks, hollows
and even tunnels. These ‘holes’ are set within a mixture of hard and soft landscaping with
streams and ponds running through the layout. In this regard a re-grading of the Adventure
Golf site is required to provide this interest of level change.

1.3.30

New Practice Putting Green - It is proposed that a new practice putting green and short game
area will also be installed just to the west of the existing clubhouse, further adding to the quality
of facilities available. This will require a degree of contour for interest and aesthetic appeal.

1.4

Grading Rationale on Each Hole

1.4.1

1st Hole – Incorporates the fundamental needs of the grading ie cap, drainage flows , traffic
noise abatement , topsoil , etc but also has a raised contoured green for interest and slopes
that fall towards the nearby water feature (surface water drainage) by having a bank on the left
of the green which also assist golfers with ease of play given it’s the first hole (keep play moving
/ speed of play). Contouring around bunker. Raised tee to allow full view of green.

1.4.2

2nd Hole – Incorporates the fundamental needs of the grading ie cap, drainage flows , topsoil ,
security etc but also has a raised contoured green for interest and slopes that fall towards the
nearby water feature (drainage). Bank on the left of the green to keep shots away from footpath.
Contouring around bunker. Raised tee to allow full view of green.

1.4.3

3rd Hole – Incorporates the fundamental needs of the grading ie cap, drainage flows , soil , etc
but also has a raised contoured green for interest and slopes that fall towards the nearby water
feature (drainage). Some grading for safety shelf by water feature. Contouring around bunker.
Raised tee to allow full view of green.

1.4.4

4th Hole – Incorporates the fundamental needs of the grading ie cap, drainage flows , topsoil ,
etc but also has a raised contoured green for interest and slopes that fall towards the nearby
water feature (drainage). Contouring around bunker. Some grading for safety shelf by water
feature.Raised tee to allow full view of green.

1.4.5

5th Hole – Incorporates the fundamental needs of the grading ie cap, drainage flows , topsoil ,
etc but also has a raised contoured green for interest and slopes that fall towards the nearby
water feature (surface water drainage). Contouring around bunker. Raised tee to allow full view
of green.

1.4.6

6th Hole – Minimal grading as not in landfill and in woods so natural interest. Just grading of
tee and green.

1.4.7

7th Hole – Incorporates the fundamental needs of the grading ie cap, drainage flows , traffic
noise abatement , topsoil , etc but also has a raised contoured green for interest Contouring
around bunker. Raised tee to allow full view of green. Grading around swale feature at front of
hole.

1.4.8

8th Hole – Incorporates the fundamental needs of the grading ie cap, drainage flows , traffic
noise abatement , topsoil , etc but also has a raised contoured green for interest Contouring
around bunker. Raised tee to allow full view of green. Grading around swale feature at front of
hole.

1.4.9

9th Hole – Incorporates the fundamental needs of the grading ie cap, drainage flows , topsoil
, etc but also has a raised contoured green for interest which feeds of the mounding along the
left side of range .Contouring around bunkers. Raised tee (part of range boundary mounding )
to allow full view of green. Grading around swale feature at front of hole.

1.4.10

Water Feature

1.4.11

Base of water feature not allowed to cut into domestic landfill (as stated by Surrey County
Council) and therefore built up above existing ground level to prevent this. All subsequent
grading, invert levels and outlet points into lake raised to correspond with the final water level.

1.4.12

Graded safety shelves around the water feature.
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