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ALBURY NEIGHBOURHOOD PLAN 

DRAFT VISION NOTE – FEBRUARY 2019 

Introduction 

This note summarises the discussions of the Vision Session with the Albury NP Steering 

Group and other stakeholders at Albury Hall on the 14th November 2018. It also sets 

out some further thoughts on the context and nature of the project since the session 

given the fluidity of national and local planning policy and that the neighbourhood 

area which lies entirely within the Green Belt and Surrey Hills AONB.  

The note makes a series of recommendations for how the project could proceed in 

the coming months. The recommendations relate to: 

• Policy ideas for the Plan drawn from the discussions 

• Evidence gathering, analysis and testing  

• Creating a community engagement strategy to guide activities through to 

the Pre-Submission version of the plan 

The Discussions 

The group were advised of the wider planning policy context and the external 

influences that might shape the plan 

We were advised of the key issues that had emerged from the ‘Community Choices’ 

activities in 2016 and provided with a note which identified the qualities, values and 

aspirations for the future of the neighbourhood area. The note defined the parish in 

five areas and included the following: 

• Improved traffic management throughout the Parish but particularly on the 

A248 through Albury Village and the A25.  

• Recognition of the heritage and landscape value of the area and the need 

to preserve the openness of the Green Belt 

• Design and characteristics of each area 

• Retaining Community Facilities 

© Surrey Wildlife Trust 
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• Retaining, managing and developing local businesses 

• Expanding Broadband Services 

• Renewable energy (electric car charging points) 

• Retaining Dark Skies status 

• Prevent further expansion of Edgeley Park 

The session started with a presentation on the purpose of planning policy, the 

potential scope of a neighbourhood plan and the process for making the plan, 

followed by a discussion about the designated area (see plan below) and questions 

were answered throughout. A copy of the presentation has been shared with the 

Steering Group and can be made available to view on its website.   
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Key Points discussed 

• The Parish lies about 4 miles to the SE of Guildford on the southern edge of the 

North Downs and entirely within the Green Belt and the Surrey Hills AONB 
which affords a high level of protection.  

• The Parish is rural in character with extensive open views and comprises the 

village of Albury located centrally in the Parish, the dispersed hamlets of 
Farley Green, Little London, Albury Health, Brook to the south, and Newlands 

Corner in the north with its well know viewpoint. Albury Heath is ‘Open Access 
Land’. 

• The adopted Local Plan defines Albury as a ‘Small Village’ and Farley Green 

as a ‘Loose Knit Hamlet’. The emerging local plan does not propose to inset 

either settlement from the Green Belt.   

• The Group provided a note prior to the meeting which grouped the various 

settlement areas in their own terms and their aspirations for each area. This 
included an additional area called Sherbourne on the A25, which 

encompasses Sherbourne Farm, Silent Pool and the former landfill site.  

• There is concern about the increasing volume of traffic using the A248 Dorking 

Road which runs through the centre of the village (locally referred to as the 

‘Guildford by-pass’) and in other areas of the Parish.  

• Given the limited employment opportunities most people commute to work 

outside the neighbourhood area.  

• The River Tillingbourne which runs through Albury village is a tributary to the 

River Wey. Its industrial past is promoted through the heritage lottery funded 

‘Tillingbourne Tales’ project.  

• The Albury Estate operate a number of recreational fisheries along the 

Tillingbourne.   

• Blackheath is a SSSI and Albury Warren, Albury Heath and Kiln Rough are 

designated as a Site of Nature Conservation Interest comprising broadleaved 

semi-natural woodland, mixed woodland and conifer plantations. 

• Much of Albury village lies within the Albury Conservation Area with numerous 

Listed Buildings and a distinctive architectural style (Pugin’s chimneys). Post 

war development has taken place at Weston Fields.  

• The village has no Conservation Area Appraisal, the production of which GBC 

have confirmed is not currently a priority.  

• The Parish was referred to as a peaceful and beautiful place and this area of 

the Surrey Hills AONB is considered to be the ‘playground’ for the urban areas 

of Guildford and Godalming; walking and cycling being popular pursuits.  

• Community spirit in the Parish is rated very highly although the distance 

between Albury village, Farley Green and the other hamlets creates a sense 

of separation.  

• There is an extensive footpath network throughout the parish and enhancing 

pedestrian connections between the settlements in the Parish is considered 

important. 

• Improvements to broadband connectivity is necessary and GBC are 

promoting full fibre broadband (‘Broadband for the Surrey Hills Ltd. 

Community Benefit Society’) in line with their Rural Economic Strategy 2017 – 

2022.   
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• The Bowling club on Church Lane and the Albury Sports Club Cricket at Sandy 

lane, Albury Heath are very popular. The latter having cricket, rounders and 

football teams which cater for junior, senior and veteran players. The current 

planning application (18_P_01627) to extend and upgrade the Pavilion 

(originally built in 1972) to meet modern standards a reflection of this 

popularity. 

• Funding for pavilion improvements sourced from Parish Council, the Albury 

Estate and the FA Foundation and English Cricket Board.    

• The village retains a pub (The Drummond) and local shop/post office both of 

which are considered essential and St Peter’s and St Paul’s Church. 

• The Albury (village) Hall is used as a coffee shop and supports a range of 

community activities.  

• Services in the other settlements are limited, the William IV pub in Little 

London, a notable exception.   

• The nearest nursery and infant school is in the nearby village of Shere. We 

were advised this is under subscribed.  

• There is no Primary School provision in the Parish, the nearest schools being 

Tillingbourne Junior School at Chilworth, and Woonersh and Shamley Green 

Primary School both operating at or near capacity.  

• The Albury Estate play a significant role in the economic and community life 

of the Parish. Albury Park (the original location of the village) appears on the 

Historic England Register of Parks and Gardens. 

• A number of disused farm buildings have been successfully converted to 

small scale employment space such as at Silent Pool, and we are advised 

demand for this type of accommodation is high.  

• The Estate also consider there is new employment potential at the Old Sawmill 

site (Sherbourne) and the potential for new affordable housing at Lampard’s 

Yard, Little London. Other opportunities on land in the Estates ownership exist 

but the Estate confirmed that Green Belt policy creates additional challenges 

to bringing forward proposals.  

• Birmingham Lane Farm and Water Lane Farm which contain disused farm 

buildings are two such opportunities.      

• We were advised these opportunities reflect the Estate’s long term 

sustainable plan to address local needs through land in their ownership and 

to enable re-investment in the Parish. It was confirmed that Estate housing 

(approximately 90 estate dwellings) is in high demand and currently fully 

occupied.    

• Albury is a designated rural area for enfranchisement purposes. 
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Housing Needs Survey 

The Parish Council commissioned Surrey Community Action to undertake a Housing 

Needs Survey and the report and its recommendations was published in September 

2018. It concluded:   

• The availability of affordable housing in the parish is limited.  

• The survey indicates that over the next 5 years 40 households in the parish 

would be seeking new accommodation (predominately 2/3 bedroom) 

broken down as: 

o 25 Open market homes 

o 12 rental properties (of which 10 are affordable rent)  

o 3 shared ownership properties  

• The housing stock profile is skewed towards larger properties 

• Evidence of recent sales indicate terraced houses sell for an average of 

about £600,000 and a 4 bed house £800,000 

• The cost of market housing in the Parish acts as a significant barrier to those in 

housing need.   

• Experience elsewhere suggests this could lead to an unbalanced community 

with an aging demographic profile, a situation now prevalent throughout the 

SE of England and particularly so in Green Belt areas.  

• Since the 2012 the supply of new housing consented in the parish has been 

limited to 11 open market properties, against the 2012 Housing Needs survey 

which indicated the need for 11 new affordable homes. 

• Three open market homes having been consented at Lampard’s Yard, Little 

London on land owned by the Albury Estate.  

• The Group should note that development at this small scale will not trigger the 

provision of affordable housing unless it comes forward as a rural exception 

housing scheme or some other affordable housing type as an exception to 

Green Belt policy.   

• The Housing Needs Survey recommends the NP identifies suitable locations for 

development of up to 10 dwellings across the breadth of affordable housing 

types (defined in the Annex to NPPF 2018) although this appears to be a 

conservative estimate based on the overall level of local need identified in 

the survey in the short term. 

• The survey provides little indication of the complexity of bringing forward site 

specific allocations in Green Belt areas. This is however possible through a 

Community Right to Build Order or Neighbourhood Development Order both 

of which are exceptions to Green Belt policy. The attached Housing / 

Employment Note explains this approach in more detail.  

• The 2016 ‘Community Choices’ Report explored opportunities for a new shop, 

greenspace and options for allocating sites to accommodate affordable, 
starter and sheltered housing although at that time there was felt to be 
insufficient community support for the housing proposals.  

• In the case of Malcolm’s Field and land on the northern bank of the 

Tillingbourne, these areas lie outside the identified boundary of the village 
and therefore any proposals would be guided by Policy P2 (Green Belt) of the 
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emerging GB Submission Local plan (Sept 2018) and/or Policy H3 (Rural 

Exception Homes).  
 

Under the current planning framework (both nationally and locally) while rural 
exception housing that adheres to the provisions of NPPF paragraph 145(f) or 

proposals that meet the requirements of paragraph 145(g) might be acceptable on 
land adjacent or closely related to (and within reasonable walking distance of) a 
defined or undefined settlement may, Oneillhomer are of the opinion it is not 

possible to allocate such sites in the Green Belt through the normal neighbourhood 
planning route. Guildford BC have advised they hold the same view based on 

proposals for allocating a rural exception housing site in the Puttenham NP. 
 
In addition to the potential locations identified above, the Guildford Land 

Availability Assessment (LAA published Feb 2016) contained five sites within the 
Parish that were submitted for assessment and subsequently discounted - three in 

Albury and two at Farley Green 
    

 

LAA Housing sites and reasons for rejection 

• Site 1001 – Left Hand Cottage, Church Lane – Impact on setting of listed 

building and trees, conservation area, AONB. 

• Site 1337 – Church Lane, Albury – AONB 

• Site 2064 – Land at Albury House - Impact on setting of listed building, 

conservation area, AONB. 

• Site 600 – Overbrook, Brook Hill – AONB & Green Belt 

• Site 2317 – Hunters Hill, Shophouse Lane – AONB & Green Belt 

In addition to the above, a number of possible locations for development were 

identified during the tour of the parish prior to the inception meeting.  
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Planning Context  

The Albury Parish Neighbourhood Plan is operating in the most complex planning 

policy environment. 

The publication of the revised National Planning Policy Framework (NPPF) in July 2018 

placed increase emphasis on addressing housing in rural areas (paragraph 77) and 

in supporting a prosperous rural economy (paragraph 83). A further revision to the 

NPPF was unexpectedly published on 19 February.   

Neighbourhood Plans (NP) are required to be in general conformity with the national 

planning policy and the strategic polices of the adopted local plan. They are not 

examined against the policies in an emerging plan although they should consider 

the reasoning and evidence that underpins it. It is likely, however, that the new Local 

Plan will proceed to adoption within a similar timeframe to the Albury plan and 

hence will be examined against the policies of the new Guildford Local Plan.   

GBC published the Submission Local Plan (LP) main modifications in September 2018, 

the examination is progressing and resumed on the 12th February. It is not envisaged 

that these further hearings will fundamentally affect the policies in the submission 

version that will eventually apply in the Parish other than minor adjustments to the 

identified boundary of Albury village, principally by the inclusion of Northfields within 

the boundary.  

Albury Parish will remain wholly in the Green Belt and within the Surrey Hills AONB and 

this will influence the nature of policies in the neighbourhood plan. Given the 

challenge of bringing forward local needs housing in the Parish, the accompanying 

Housing and Employment Note (Feb 2019) proposes a way forward in these 

circumstances by addressing housing and employment needs (not considered as 

major development) through either Community Right to Build or Neighbourhood 

Development Orders which are exceptions to Green Belt policy. These can be 

brought forward as a form of Community Led Housing and on the 19th February the 

Housing Minister announced £6 million of additional funding to enable community-

led housing schemes to progress. Funding information is available on 

www.communityledhomes.org.uk .         

 

A Vision & Objectives 

At this early stage, it is possible based on the workshop discussions to identify some 

key elements of a vision of the parish in 15 years or so, comprising: 

“The Parish has retained its special historic and landscape qualities. Modest housing 

and employment growth has not undermined these qualities and has preserved the 

character of the villages and countryside and important views throughout the Parish.   

New affordable homes have helped to meet local need and sustain the demand 

for cherished community facilities. There is a wider range of affordable housing types 

that enable local young people to find suitable homes, older households to 

downsize and retired estate workers to remain in the Parish.   

http://www.communityledhomes.org.uk/
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The design of new homes and particularly those within the Albury Conservation Area 

and its setting respect the settlements historic character.  

Advances in broadband have supported the availability of new rural business 

premises, which in turn has made a positive contribution to the Borough’s Rural 

Economic Strategy  

The visitor potential of the area has been managed effectively and countryside 

access, particularly at Newlands, has been supported by improved car parking 

facilities. 

Most people choose to walk from their homes to use the local services and the 

growth of new businesses throughout the parish means the parish is more self-

contained and less reliant on commuting to other places for work.  

Improved pedestrian connectivity between the villages and the countryside has 

contributed to sustainable travel and the development of the parish has not only 

avoided any harm to its biodiversity but has helped create new ecological value.” 

This vision statement will be refined as the objectives and policies of the Albury Parish 

NP emerge in the coming months ahead. 

The success of the APNP, as described by this vision of the parish in 15 years’ time, 

will be measured by the local community and others by the following metrics, that 

will form its plan objectives: 

• Quality of the local landscape and green infrastructure assets 

• Quality of heritage assets 

• Numbers, types and tenures of new homes 

• Population age profile 

• Capacity of local services 

• Walking and other recreational trips 

• Number and types of jobs 

Again, as the policies emerge so these metrics will be framed as objectives and 

refined to enable the successful implementation of the APNP to be measured. 

 

Policy Ideas 

Resulting from the workshop discussion there is potential for the Albury NP to include 

some or all of the following policies types: 

1. Site-specific policy(s) – either allocating or reserving land for development for 

housing and/or employment one or more uses (as long as compatible with 

Green Belt policy) and which sets out the key development principles to 

guide future planning applications 

2. A policy that establishes housing need and type suitable to meet different 

local needs 
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3. One or more design policies for the Albury Conservation Area and the 

remainder of the village to guide the detailed design of development 

proposals. 

4. A policy that supports rural enterprise and diversification that manages 

development of rural business locations  

5. A local heritage assets policy which identifies buildings of local architectural 

or historic interest (which are not statutorily listed)  

6. A Policy which defines existing and new green assets, establishing a green 

infrastructure network of paths, cycle ways and wildlife corridors and will 

support improved access between settlements and into the countryside. 

7. A biodiversity policy to require a net gain in biodiversity value from 

development 

8. A policy identifying community facilities to enable their protection from 

unnecessary loss and to support their improvement/extension so they are 

capable of meeting new demands – this could include recreation and sports 

facilities and may allocate new land for these purposes if viable and justified 

9. A tourism policy to manage tourism growth if this is felt to be warranted 

10. A dark skies policy to encourage good design that limits light pollution 

11. A broadband policy or proposal to support the roll out of broadband across 

the Parish.  

12. A policy or proposals that defines further opportunities for traffic calming and 

car parking in the Parish and promotes sustainable travel. Including proposals 

for improved traffic management throughout the Parish but particularly on 

the A248 and junctions on the A25.  

13. Proposals for electric car charging points at Albury Hall 

 

Recommended Tasks 

It was agreed that the Steering Group (SG) should be advised of specific tasks that it 

could pursue to inform the APNP and in taking forward the issues and policy ideas 

raised above. It may choose to do so either itself or as is often the case by forming 

smaller task groups for that purpose, but it is important that all group members 

engage in these tasks. 

The following tasks are recommended: 

Housing and Employment   

• SG to review the note attached along with the Housing Needs Survey, GBC 

Rural Economic Strategy and Action Plan and agree given the Green Belt 

circumstances, whether CRTBO/NDO is an approach to addressing local 

needs housing/employment it wishes to explore further. 

• Circulate a copy of the note and the Plan to officers at Guildford BC (Dan 

Knowles, Daniel Nunn and an officer from their housing team) and arrange a 

meeting to discuss and agree a way forward (Oneillhomer will attend).  

• Prior to a meeting with GBC illustrate all potential sites on a plan and use a 

simple table to list them. The source of these locations could include land in 



oneill homer 
 

Page 10/13 

 

oneill homer is the trading name of RCOH Ltd Co Number: 7778989  
Registered office address: 3rd Floor Descartes House 8 Gate Street London WC2A 3HP 

 

the Parish Council’s ownership; those locations visited during the guided tour 

of the Parish during the Inception meeting and locations contained in the 

GBCLAA.  

• Assess sites that may deliver small scale housing or employment to meet the 

above objectives including local housing needs.  

• For those that do, assess their housing capacity (and their suitability for 

particular types of homes) and identify any key development principles that 

would caveat an Order - note: there is no need for any scoring or weighting 

of the sites, merely some analysis of how they relate to the village or other 

hamlets (OH may advice/assist) 

• Agree a set of criteria with GBC that would be used to assess development in 

each location.  

• Apply these criteria to determine which locations are preferred that strike the 

right balance between securing community benefits, avoiding harmful 

locations and providing capacity to deliver sufficient new homes / 

employment space of the type required 

• Define those locations that could be included in a CRTBO/NDO 

• Review the funding available to pursue CRTBO/NDO sites through the 

Community Led Housing programme. 

• Open a dialogue with landowners and the AONB team 

• Prepare a short report capturing the outcome of the above actions.  

Design and heritage  

• In respect of Albury village, undertake a simple character assessment. Include 

history, important buildings, significant trees and key views as the basis of a 

Design and Settings policy. (OH can provide worked examples).  

• Review the GBC ‘Locally listed buildings’ list and Identify additional candidate 

buildings worthy of local Listing by way of their local historic/architectural 

character (including important position in the street scene) that make it more 

special than the norm but not special enough to warrant statutory listing.  

• Obtain the GBC nomination form or in the absence of local listing criteria, 

review Oxford Heritage Assets Register Nominations Form to help define the 

template for your assessment.  

• Summarise all work in a short report with summary analysis, proposals and 

plans and make policy recommendations for the APNP 

• Review the Surrey Hills AONB Management Plan and Surrey Design Guide and 

capture any guidance that relates to the quality of development within the 

AONB 

• Prepare a short report capturing all the above 

 

Green Infrastructure/Environment/Traffic 

• Mark on a plan of the parish all existing green infrastructure assets (open 

spaces, amenity land, allotments, play spaces, recreation areas, sports 

https://www.guildford.gov.uk/article/16842/Listed-buildings-and-Conservation-Areas
https://www.oxford.gov.uk/downloads/file/1562/nos_50_and_51_marston_street
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pitches, woodlands, nature areas. (GBC and Surrey Wildlife Trust may assist 

with providing base maps and data) 

• Prepare a SWOT analysis of these assets and identify and map opportunities 

to connect them with new GI features.  

• Can improved links between the village and neighbouring settlements such 

as footpaths and cycleways be practically achieved (is land available?)  

• Investigate existing public rights of way or possible new routes if permissible by 

landowners including route along the Tillingbourne valley.   

• Review CPRE Dark Skies Interactive map and record impact of light pollution 

on the Parish 

• Review traffic monitoring data and ‘Crashmap’ for the Parish including A248 

and A25 junctions and any options for local traffic improvements (Note: no 

improvements proposed in the GBC Transport Strategy 2017)    

• Prepare a short report capturing all the above  

 

Community Facilities 

• Identify all buildings and associated land of community benefit (not open 

spaces as covered above), describe their value to the community, take a 

photo and show on a plan 

• Meet with the owners of community assets in the area to understand their 

future plans 

• Discuss the options regarding the future of local infant and primary schools 

and how pre-school facilities may be better catered for in the parish (see 

Parish Plan 2012 reference to nursery school requirements i.e. “a Nursery 

School which takes advantage of our unique countryside - there are 200 local 

children”)  

• Review GBC and Surrey School Place Planning to determine how future 

school capacity will be accommodated 

• Assess options to extend community/recreation assets to maintain viability at 

some point in the future plan period, and what it might incorporate in terms of 

uses and need for additional space/car parking/electric charging points etc. 

• Prepare a short report capturing all the above 

 

Tourism 

• Identify the existing level of tourism and tourism assets in the parish, describe 

the assets and their value to the community, take a photo and show on a 

plan 

• Discuss the options to improve existing sites and manage tourism pressure and 

what it might incorporate in terms of uses e.g. facilities and need for car 

parking etc. 

• Meet with the owners of tourism sites in the area to understand their future 

plans 

• Prepare a short report capturing all the above 

https://www.nightblight.cpre.org.uk/maps/
https://www.crashmap.co.uk/
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If task groups are to be set up, then the following advice may be useful: 

• They should seek consensus but not at all costs 

• They should complete their work with a short summary report bringing 

together all the above outputs 

• The Steering Group should identify any overlapping ideas or information or 

possible policy gaps. 

• Task groups may be requested to reconvene later in the plan making process 

if further analysis is required on their subjects 

 

Community Engagement 

An information evening took place May 2018 and a further informal consultation is 

planned following the preparation of evidence by the task groups. This informal 

consultation can contain policy ideas/options to include in the plan that has been 

arrived at based on the evidence gathering. In addition, if the group chooses to also 

develop a CRTBO or NDO then consultation on the Order can be undertaken in 

parallel.  

At this point, other stakeholders can also be consulted to seek their feedback prior 

to the Pre-Submission Plan, the formal Regulation 14 consultation period. Once this 

formal consultation takes place a Regulation 14 report is produced that contain 

advice on changes to be made to the plan ready for its formal Submission to GBC.  

Throughout this process, a record of consultation and updates (updates can be 

provided at the Parish Council meetings, in the Parish Magazine or through the NP 

website) needs to be kept and collated in the final Consultation Statement that will 

be submitted with the Submission Plan, along with the SEA (see below), and the 

Basic Conditions Statement (prepared by OH). OH can provide worked examples of 

a Consultation Statement to the SG. 

GBC will administer the Submission Plan and/or Oder consultation process prior to 

examination and if successful in examination the Albury Parish NP referendum. The 

SG needs to maintain its project timetable and engagement plan to keep the 

community updated throughout the process.  
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Project Plan 

On the original indicative timetable, about 5 months was set aside to complete the 

evidence gathering and to provide OH with the final reports from the SG (or task 

groups) to inform policy ideas. It should be possible to reduce the time to agree for 

informal consultations in June 2019.  

The Group will aim to steer OH in completing the draft Pre-Submission Albury Parish 

NP in August 2019. Once timescales are agreed, OH will issue an updated project 

plan.  

 

Strategic Environmental Assessment / Habitat Regulations Assessment.  

As the Albury Parish NP is unable to allocate/reserve site/s then a SEA will not be 

required for the NP, nor is one required for Orders. However, a SEA/HRA Screening 

Opinion will be required from GBC, OH can advise how to initiate this.   

 

Steering Group Next Steps 

• The SG to review this draft vision note and accompanying Housing and 

Employment note (HE) and subject to comments be approved by the 

Neighbourhood Plan Steering Group and the Parish Council.  

• Arrange a meeting with the Borough Council (and the Surrey Hills AONB 

Officer) to explain the ‘prototype’ proposals set out in the HE note to test their 

support and acceptability in policy terms before progressing further. (OH will 

attend)  

• Discussions with landowners to agree the key principles and to secure their 

agreement to funding the parallel planning application/CRTBO/NDOs (some 

funding for which may come from the Community-Led Homes Fund). 

• Once a final version of Vision Note and Project Timetable is agreed, share 

with GBC and Surrey Hills AONB Partnership. 

• Form task groups or assign actions in the Steering Group based on tasks 

identified in this Vision Note. Carry out actions identified in the Vision Note, 

keeping OH up to date with progress. 

• Prepare SEA/HRA Screening letter and submit to GBC  

• Agree a Community Engagement Plan based on projected timetable 

 

Oneill Homer 

Feb 2019 

 

 


