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Main Findings - Executive Summary

From my examination of the Updated Westcott Neighbourhood Development
Plan (the Plan/WNDP) and its supporting documentation, including the
representations made, I have concluded that subject to the modifications
(PMs) set out in this report, the Updated Plan meets the Basic Conditions.

I have also concluded that:

- The Updated Plan has been prepared and submitted for examination
by a qualifying body - the Westcott Village Forum (WVF);

- The Updated Plan has been prepared for an area properly designated,
as shown on Fig. 1 on page 4 of the Updated Plan;?

- The Updated Plan specifies the period to which it is to take effect -
2020 - 2039; and

- The policies relate to the development and use of land for a
designated neighbourhood area.

I recommend that the Updated Plan, once modified, proceeds to referendum
on the basis that it has met all the relevant legal requirements.

I have considered whether the referendum area should extend beyond the
designated area to which the Updated Plan relates and I have concluded that it
should not.

1. Introduction and Context

Westcott Neighbourhood Development Plan 2020 - 2039, Updated 2025

1.1

1.2

Set within extremely attractive rural countryside, overlooked by Ranmoor
Common to the north and the Greensand Hills to the south and located
about 3 km west of Dorking on the A25, the designated Neighbourhood
Plan Area is broadly based on the former Ward of Westcott in Mole Valley
District (see paragraph 3.2 below). The population of Westcott in 2021
was 2,271.2 It is the subject of the Westcott Neighbourhood Development
Plan which was “"made” (approved and adopted) in November 2017 by
Mole Valley District Council (MVDC).

In the following years, the main source of Government planning policy,
the National Planning Policy Framework (NPPF) has been updated.
Moreover, the Mole Valley District Local Plan was adopted in 2024. The
Neighbourhood Development Plan has been updated to ensure that it
remains up to date and reflects the needs and aspirations of the residents.

1 Subject to paragraph 3.3 below and PM1.
22021 Census: paragraph 3.1.1 of the Plan.
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The Independent Examiner

1.3 As the Updated Plan has now reached the examination stage, I have been
appointed as the examiner of the Updated Westcott Neighbourhood
Development Plan 2020-2039 by MVDC with the agreement of the WVF.

1.4 I am a chartered town planner and former government Planning
Inspector. I am an independent examiner and do not have an interest in
any of the land that may be affected by the Updated Plan.

Submitted Documents

1.5 I have considered all policy, guidance and other reference documents
relevant to the examination, including those submitted which comprise:

e the Updated Westcott Neighbourhood Development Plan 2020-
2039 (December 2025);

e the summary of proposals and reasons for the modification as set
out in the Plan;

e the Updated Westcott Neighbourhood Development Plan
Modifications Statement (December 2025)3;

e the statement from Mole Valley District Council (MVDC) on the
nature of the proposed modifications (see Statement of
Consultation February 2026, pages 11 and 12);

e a map on page 4 of the Plan area, which identifies the area to
which the proposed Updated Neighbourhood Development Plan
relates;

e a copy of the extant Westcott Neighbourhood Development Plan
2017-2026, as made;

e the Consultation Statement (November 2025) and its Regulation
16 update (February 2026);

e the Basic Conditions Statement (undated);

e all the representations which have been made in accordance with
the Regulation 16 consultation, including an additional
representation from Nabil Subuh dated 17 March 2026 and a
further representation on behalf of Mr T Guilder, dated 15 April
2026;

e the Strategic Environmental Assessment Screening and Habitats
Regulations Assessment Report (December 2025);

e the responses from the WVF and MVDC received on 3 March 2026
and 27 February 2026 in answer to my questions of clarification
dated 16 February 2026 and the comments from WVF and MVDC
dated 21 April 2026 on the representation on behalf of Mr T
Guilder; and

e the responses to my letter of 16 March 2026 concerning the
revisions to the legal compliance and Basic Conditions
requirements from the WVF and MVDC.*

3 See page 8 of the Plan.
4 View at: https://www.molevalley.gov.uk/planning-building/neighbourhood-
planning/westcott-neighbourhood-plan-examination/
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Planning Policy Context

1.6 The Development Plan for this part of Mole Valley District Council, not
including documents relating to excluded minerals and waste
development, includes the Mole Valley Local Plan 2020-2039 (MVLP)
adopted in 2024.

1.7 Planning policy for England is set out principally in the NPPF and is
accompanied by the Planning Practice Guidance (PPG) which offers
guidance on how this policy should be implemented. A revised NPPF was
published in December 2024. All references in this report are to the latest
iteration of the NPPF and the accompanying PPG.

2. Procedural Considerations

Initial Determination

2.1 The Updated Plan was submitted for examination on 4 February 2026 on
the basis that the Westcott Village Forum throughout the Updated Plan
preparation process has considered that, as the proposed modifications
include new and revised policies, they are a substantial and significant
modification to the 2017 Plan. This is confirmed in the Modification
Statement on page 8 of the Updated Plan.> Similarly, MVDC in the
Modification Statement included within its Regulation 16 representation
echoes this position.

2.2 Nonetheless, on my appointment as the examiner of the Plan, I
considered whether the modifications contained in the draft Updated Plan
“are so significant or substantial as to change the nature of the
neighbourhood development plan which the draft plan would replace”, in
accordance with paragraph 10(1) of Schedule A2 to the Planning and
Compulsory Purchase Act 2004 (as amended) (‘the 2004 Act’). The main
implication at that time being, should I have taken a view that the
modifications were not significant or substantial, then the Plan
examination would have proceeded under Schedule A2 to the 2004 Act,
rather than Schedule 4B to the Town and Country Planning Act 1990 (as
amended) (‘the 1990 Act’). As a practical and key consequence, the
Updated Plan would not have required a referendum prior to being made.

2.3 Following my initial assessment of the Updated Plan, its supporting
documents and representations made at the Regulation 16 stage, I wrote
to the Council and the Village Forum on 9 February 20266 with my
determination, made under Paragraph 10(1) of Schedule A2, to advise
that, in my assessment, the proposed modifications contained in the

5 View at: https://www.molevalley.gov.uk/planning-building/neighbourhood-
planning/westcott-neighbourhood-plan-examination/
6 See link in footnote above.
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2.4

2.5

Updated Plan are so significant or substantial as to change the nature of
the made Plan which the Updated Plan would replace.

Accordingly, I therefore invited the Village Forum as the qualifying body
(in accordance with paragraph 10(5) of Schedule A2) to decide whether
to proceed with the examination of the Updated Plan under the provisions
of Schedule 4B to the 1990 Act, which in turn would require a
referendum prior to the Updated Plan being made.

The Village Forum confirmed on 9 February 2026 that it had determined
to proceed with the examination of the Updated Plan under Schedule 4B.”
Therefore, it is on that basis that I have undertaken my examination of
the Updated Plan. For clarification, my examination has also considered
the entirety of the Updated Plan and has not been confined to those parts
of the Updated Plan which contain modifications to the made Westcott
Neighbourhood Development Plan (2017).

The Scope of the Examination

2.6

2.7

As the independent examiner I am required to produce this report and
recommend either:

(a) that the neighbourhood plan is submitted to a referendum without
changes; or

(b) that modifications are made and that the modified neighbourhood plan
is submitted to a referendum; or

(c) that the neighbourhood plan does not proceed to a referendum on the
basis that it does not meet the necessary legal requirements.

The scope of the examination is set out in Paragraph 8(1) of Schedule 4B
to the Town and Country Planning Act 1990 (as amended)(‘the 1990 Act’).
The examiner must consider:

¢ Whether the plan meets the Basic Conditions.

e Whether the plan complies with provisions under s.38A and s.38B of
the Planning and Compulsory Purchase Act 2004 (as amended) (‘the
2004 Act’). These are:

- it has been prepared and submitted for examination by a
qualifying body, for an area that has been properly designated
by the local planning authority;

- it sets out policies in relation to the development and use of
land and does not go beyond the scope of what may be included
in a draft plang;

7 View in link at footnote above.
8 See s.38B(A1) and s.38B(2C)(a) of the 2004 Act.
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- it specifies the period during which it has effect;

- it is the only neighbourhood plan for the area and does not
relate to land outside the designated neighbourhood area;

- it does not include provisions and policies for ‘excluded
development’;

- it is designed to secure that the development and use of land in
the neighbourhood area contribute to the mitigation of, and
adaptation to, climate change®; and

- it takes account of any local nature recovery strategy, under
section 104 of the Environment Act 2021, that relates to all or
part of the neighbourhood area.!®

e Whether the referendum boundary should be extended beyond the
designated area, should the plan proceed to referendum.

e Such matters as prescribed in the Neighbourhood Planning
(General) Regulations 2012 (as amended)(‘the 2012 Regulations’).

2.8 I have considered only matters that fall within Paragraph 8(1) of Schedule
4B to the 1990 Act, with one exception. That is the requirement that the
Plan is compatible with the Human Rights Convention.

The Basic Conditions

2.9 The 'Basic Conditions’ are set out in Paragraph 8(2) of Schedule 4B to the
1990 Act. In order to meet the Basic Conditions, the neighbourhood plan
must:

- Have regard to national policies and advice contained in guidance
issued by the Secretary of State;

- Contribute to the achievement of sustainable development;

- not result in the development plan for the area of the authority
proposing that less housing is provided by means of development
taking place in that area than if the neighbourhood development plan
were not to be madel!;

° This additional requirement was commenced on 25 March 2026 by virtue of The
Levelling-up and Regeneration Act 2023 (Commencement No. 11 and Saving and
Transitional Provisions) Regulations 2026, which brought into force section 98 of the
Levelling-up and Regeneration Act 2023.

10 See footnote above.

11 This Basic Condition applies from 25 March 2026 by virtue of The Levelling-up and
Regeneration Act 2023 (Commencement No. 11 and Saving and Transitional Provisions)
Regulations 2026, which brought into force section 99 of the Levelling-up and
Regeneration Act 2023. This replaces the former Basic Condition which required a
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- be compatible with, and not breach, assimilated obligations!?; and
- Meet prescribed conditions and comply with prescribed matters.

2.10 Regulation 32 of the 2012 Regulations prescribes a further Basic Condition
for a neighbourhood plan. This requires that the making of the
neighbourhood development plan does not breach the requirements of
Chapter 8 of Part 6 of the Conservation of Habitats and Species
Regulations 2017.13

Site Visit

2.11 I made an unaccompanied site visit to the Neighbourhood Plan Area on 16
February 2026 to familiarise myself with the Plan area and visit relevant
sites and locations referenced in the Updated Plan and evidential
documents.

Written Representations with or without Public Hearing

2.12 This examination has been dealt with by written representations. At the
Regulation 16 stage, no representors suggested that a hearing would be
necessary. Sufficient written evidence has been provided which I have
supplemented by my site visit. A late representation'* requested that a
hearing should be held but, in all respects, the representations clearly
articulate their submissions to the Updated Plan and has enabled me to
reach conclusions on the matters concerned.

Examiner Modifications

2.13 Where necessary, I have recommended Proposed Modifications (PMs) to
the Plan in this report in order that it meets the Basic Conditions and
other legal requirements. For ease of reference, I have listed these
modifications separately in the Appendix to this report.

neighbourhood plan to be in general conformity with the strategic policies of the
development plan for the area.

12 See: The Retained EU Law (Revocation and Reform) Act 2023 (Consequential
Amendment) Regulations 2023, which replaced the previous reference to ‘EU’
obligations.

13 This revised Basic Condition came into force on 28 December 2018 through the
Conservation of Habitats and Species and Planning (Various Amendments) (England and
Wales) Regulations 2018.

14 See paragraph 3.8 below which reports on the correspondence from Nabil Subuh.
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3. Compliance Matters and Human Rights

Qualifying Body and Neighbourhood Plan Area

3.1

3.2

3.3

3.4

The Updated Westcott Neighbourhood Development Plan 2020 - 2039 has
been prepared and submitted for examination by the new Westcott Village
Forum for a revised Neighbourhood Area, which were both designated by
the Council on the 17 June 2025, following a six week consultation
between 1 April and 16 May 2025.

The Neighbourhood Area for Westcott is largely similar to the previous
Neighbourhood Plan area, apart from on its eastern boundary with
Dorking where the ward boundary changed in 2023. This boundary
change has increased both the population and land area compared to the
previous area designated.

However, at various places within the Plan, the Plan area is described as
the Ward of Westcott. As clarified by MVDC and illustrated in Appendix 1
(Figures 1 - 4) in an answer to one of my questions, this is inaccurate due
to the boundary of the Westcott Ward being altered after the current Plan
was made. Therefore, the areas of the Updated Plan and Westcott Ward
are not synonymous. MVDC has usefully submitted a table identifying
where within the Plan the use of the term "Ward” should either be deleted
or replaced by “area”. In the interests of accuracy, I shall recommend that
these changes should be made. (PM1)

I am satisfied it is the only Neighbourhood Plan for the area and does not
relate to land outside the designated Neighbourhood Plan Area.

Plan Period

3.5

The Updated Plan clearly specifies the period to which it is to take effect,
which is from 2020 to 2039. The period of the existing made Plan is from
2017 to 2026.

Neighbourhood Plan Preparation and Consultation

3.6

3.7

3.8

Details of the Updated Plan preparation, events, activities and consultation
are set out in the WVF Consultation Statement (CS), as submitted to
MVDC.

Regulation 14 consultation took place between 13 October 2025 and 24
November 2025. The main issues and concerns raised by residents and

statutory consultees and how they were considered by WVF are included
as tables on pages 17 - 84 of the CS.

At the Regulation 16 stage, between 8 December 2025 and 2 February
2026, seventeen representations were received, including two from
MVDC, and are provided in the submitted Regulation 16 Statement of
Consultation (February 2026). Further letters were received from Nabil

Intelligent Plans and Examinations (IPE) Ltd, Office 10, 5 Argyle Street, Bath BA2 4BA
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Subuh on 17 March 2026 (to which I replied on 25 March 2025) and from
Mr T Guilder (see paragraph 4.13 below).

3.9 During the examination, changes were made to the legal compliance
requirements and Basic Conditions, applying from 25 March 2026.% In
order to provide an opportunity for the WVF, the MVDC and any other
interested parties to comment, the MVDC contacted those who had made
representations at Regulation 16 and a 2 week period was advertised by
MVDC on its website inviting further comments, focussed only on the
legislative changes. Two responses were received from MVDC and WVF. 1
have taken these into account in my assessment.

3.10 I confirm that the legal requirements have been met by the consultation
process. In addition, there has been regard to the advice in the PPG on
plan preparation and engagement.

Development and Use of Land

3.11 The Updated Plan sets out policies in relation to the development and use
of land in accordance with Section 38A of the 2004 Act and does not
exceed the appropriate scope of a neighbourhood plan.t®

Excluded Development

3.12 The Updated Plan does not include provisions and policies for “excluded
development”.t’

Local Nature Recovery Strategy

3.13 MVDC advised that the Surrey Local Nature Recovery Strategy was in its
Pre-Publication period, but the Surrey Nature Partnership, the body
responsible for the preparation of the strategy notes on its website that
the Surrey Local Nature Recovery Strategy (LNRS) was published on 31
March 2026 and is now live. MVDC considers that Policy WNDP10 of the
Updated Neighbourhood Development Plan gives sufficient protection to
existing nature and biodiversity designated sites that appear on the MVDC
Policies Map through the first bullet point of the policy.

3.14 However, MVDC also referred to Areas that Could Become of Importance
for Biodiversity (ACIBs) that are designated through the LNRS, of which
there are a number across the Updated WNDP area. MVDC advise that an
additional bullet point should be added to Policy WNDP10 to take full
account of the LNRS and which I shall recommend as a modification. (See
paragraph 4.18) In all other respects, I am satisfied that, overall, the
Updated Plan is compatible with the LNRS.

15 See paragraphs 2.8 and 2.10 and the associated footnotes.
16 See 5.38B(A1) and s.38B(2C)(a) of the 2004 Act.
17 The meaning of ‘excluded development’ is set out in s.61K of the 1990 Act.
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Climate Change

3.15 Having regard to the responses received to my letter of 16 March 2026, I

am satisfied that, overall, the Plan as proposed to be modified, does not
conflict with the aims of securing development which contributes to the
mitigation of, and adaptation to, climate change.

Human Rights

3.16 The Basic Conditions Statement (BCS) advises that the Updated Plan has

had regard to the rights and freedoms guaranteed under the European
Convention of Human Rights and complies with the Human Rights Act. No
issues have been raised in relation to the possible contravention of Human
Rights in the preceding consultations and given the regard to national
planning policy, it is reasonable to conclude that the making of the Plan
should not breach human rights. I have considered this matter
independently and I have found no reason to disagree with the statement
in the BCS and I am satisfied that the policies will not have a
discriminatory impact on any particular group of individuals.

4. Assessment of the Basic Conditions

Assimilated Obligations

4.1

The Updated Westcott Neighbourhood Development Plan was screened for
Strategic Environmental Assessment (SEA) and Habitats Regulations
Assessment (HRA) by MVDC, which found that it was unnecessary to
undertake a full SEA or HRA. Having read the Strategic Environmental
Assessment and Habitats Regulations Assessment Screening Report,
December 2024, I support these conclusions. The statutory consultees
raised no objections to the Updated Plan. From my independent
assessment of this matter and having read the Updated Plan, the
supporting information and the summaries of the representations, I have
no reason to disagree. Therefore, I am satisfied that the Updated Westcott
Neighbourhood Development Plan is compatible with the relevant
assimilated obligations.

Main Issues

4.2

Having considered whether the Updated Plan complies with various
procedural and legal requirements, it is now necessary to deal with
whether it complies with the remaining Basic Conditions, particularly the
regard it pays to national policy and guidance, the contribution it makes to
the achievement of sustainable development and whether it undermines
policies which for housing development is provided for in the Local Plan for
the area. I test the Updated Plan against the Basic Conditions by
considering specific issues of compliance of all the Plan’s policies.

Intelligent Plans and Examinations (IPE) Ltd, Office 10, 5 Argyle Street, Bath BA2 4BA
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4.3

4.4

4.5

4.6

4.7

4.8

As part of that assessment, I also consider whether the policies are
sufficiently clear and unambiguous, having regard to advice in the PPG. A
neighbourhood plan policy should be drafted with sufficient clarity that a
decision maker can apply it consistently and with confidence when
determining planning applications. It should be concise, precise and
supported by appropriate evidence.!®

Accordingly, having regard to the Updated Westcott Neighbourhood
Development Plan, the consultation responses, other evidence and the
site visit, I consider that the main issues in this examination are whether
the draft Plan’s policies: (i) have regard to national policy and guidance;
(ii) do not result in the development plan for the area proposing less
housing development than would have been the case if the plan were not
to be made; and (iii) would contribute to the achievement of sustainable
development. I shall consider the eleven policies in the sequence that they
appear in the Plan.

Policy WNDP1 is effectively a new policy which quantifies how the local
housing needs should be met. The policy provides for at least 123 net
additional dwellings in the Plan area between 2020 and 2039, with the
increase being met by the Mole Valley Local Plan allocation for 15
dwellings (apartments) on land at Mill Way House; completions; the
implementation of planning permissions granted since 2020; and the
remainder on windfall sites. The policy has regard to national guidance®®
and does not result in the development plan for the area proposing less
housing development than would have been the case if the plan were not
to be made.

Representations sought the exclusion from the Neighbourhood Plan of the
land allocated for housing development in the MVLP on land at Mill Way
House. However, the MVLP was adopted in 2024 and I cannot recommend
the deletion of the site from the Neighbourhood Plan when the MVLP has
been found to be sound. In addition, further representations sought the
inclusion of land to the rear of Westcott Nursing Home for over 30
dwellings. The site was considered as part of the MVLP process but was
not allocated for reasons, including its location in the Green Belt, and
which is also the main reason why I shall not recommend the allocation of
the site for development in the Neighbourhood Plan.

MVDC suggested updating the data in Policy WNDP 1 ii and iii and
amending the reference to windfall sites, suggestions to which WVF
agreed. Therefore, to address inaccuracies, I shall recommend them as
modifications. (PM2)

Policy WNDP2 considers infill or windfall development and lists eight
criteria which should be satisfied in order to deliver the housing growth

18 ppG Reference ID: 41-041-20140306.
19 NPPF: paragraphs 11, 61, 124 & 125.
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4.9

4.10

4.11

4.12

anticipated in Policy WNDP1 (iv).2° Criterion iv of the policy is repeated in
Policy WNDP3 and I shall recommend its deletion from Policy WNDP2. In
order to ensure that the policy has regard to national guidance??, I shall
recommend the amendment to criterion viii suggested by MVDC to which
WVF has agreed. (PM3)

Policy WNDP23 considers the size, architectural style and character of
housing development, the second paragraph of which requires that new
housing development should be built in small clusters of varying and
sympathetic architectural styles. MVDC objected to this requirement
commenting that development may be only of a single dwelling.
However, in my opinion, it would be appropriate for development of more
than a single dwelling and therefore, I shall recommend that an
appropriate phrase be included within that element of the policy. (PM4)
The policy would then have regard to national guidance?? and meet the
Basic Conditions.

Policy WNDP4 deals with parking and amends a similar policy in the
made Plan. MVDC commented that the first paragraph is broadly aligned
with Surrey County Council (SCC) guidance and the MVLP. The second
paragraph is similar to the second paragraph of Policy WNDP4 of the made
Plan. In relation to the third paragraph, MVDC commented that the SCC
apply maximum parking standards not minimum as stated in the policy.
However, the policy is concerned with residential parking where minimum
standards are required in Policy INF2 of the MVLP and so MVDC and WVF
agreed with my canvassed suggestion that reference is specifically made
to residential development. I shall recommend that as a modification.
(PM5) The policy would then have regard to national guidance?® and meet
the Basic Conditions.

Policy WNDP5 considers connectivity within the village and into the
countryside has regard to national guidance?* and meets the Basic
Conditions. Policy WNDP6 seeks to safeguard shops and commercial
premises and also has regard to national guidance?® and meets the Basic
Conditions.

Policy WNDP7 aims to safeguard community assets. Representations
from Matplan purporting to be on behalf of the Dorking Medical Practice
(DMP), which operates the Surgery, and Rushmon Homes supported its
inclusion in the list. WVF have since indicated that the DMP deny being
associated with the representation. Nevertherless, it was claimed by
Matplan in the Regulation 14 representation (dated 21 November 2025),
which was attached to the Regulation 16 representation, that the building
in which the Surgery is based “has become less and less suitable for the

20 policy WNDP2 erroneously refers to Policy WNDP1 (iii).
21 NPPF: paragraphs 11, 61, 124 & 125.

22 NPPF: paragraphs 131 & 132.

23 NPPF: paragraphs 112 & 113.

24 NPPF: paragraph 96.

25 NPPF: paragraph 98.
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4.13

4.14

4.15

4.16

evolving needs” of the Practice. This was not denied by WVF in the
schedule of Regulation 14 responses in the CS and I have no reason to
disagree with the implication that the former residential building may be
struggling to be fit for purpose as a medical surgery.

However, representations on behalf of the landowner seek the exclusion of
the Riverbank Surgery from the list of community assets safeguarded by
Policy WNDP7. It is evident that, for whatever reason, the landowner of
the Surgery has not been included in the process of preparing the
Neighbourhood Plan, despite the relevant information being delivered to
the tenants, the Dorking Medical Practice, and that, in this case, the
interests of the landowner (whether it be Mr Guilder or Standard Life) may
have been prejudiced. In this regard, I understand that the title entry at
the Land Registry records the owners as Standard Life Trustee Company
Limited and note that its registered address is readily available through an
online public search of information at Companies House. Therefore, I shall
recommend the deletion of the Riverside Surgery from the list in Policy
WNDP7. (PM6) Policy WNDP7 would then have regard to national
guidance?® and would meet the Basic Conditions.

There is clearly and understandably a desire by the community to retain a
surgery in the village. I have no reason to believe that the service will
cease to exist and the Riverside Surgery to continue in the current
premises, pending relocation to a new Surgery which appears, from the
representations, to be an active discussion.

Policy WNDP8 considers the sustainability of buildings and climate
change issues such as flood risk and water infrastructure. The second
paragraph in the Flood Risk section and also the final paragraph in the
policy are too onerous. I shall recommend replacing “will be required” and
"will be expected” with "where feasible” in the respective paragraphs.
(PM7) The policy would then have regard to national guidance?’” and meet
the Basic Conditions.

Policy WNDP9 seeks to protect heritage assets. The first paragraph
states that: "Any harm to the significance of a heritage asset will require
clear and convincing justification and will only be permitted where the
public benefits of the scheme demonstrably outweigh the harm identified.”
However, this paragraph as drafted would also apply to non-designated
heritage assets (NDHA) to which, following NPPF guidance, the public
benefit test does not apply. It appears to me that NDHA are dealt with
adequately in the fourth paragraph of Policy WNDP9. Therefore, the first
paragraph of the policy should be amended to: "Any harm to the
significance of a designated heritage asset will only be permitted where (i)
the level of harm is weighed against the level of architectural,
archaeological, cultural and/or historic significance of the asset and where

26 NPPF: paragraph 98.
27 NPPF: Section 14: Meeting the challenge of climate change, flooding and coastal change.
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(ii) the public benefits of the scheme demonstrably outweigh the harm
identified.”

4.17 In addition, I shall recommend that the fourth paragraph of Policy WNDP9
is amended by including a reference to “/ocally listed buildings and
features” in the first sentence and by a reference to "“/ocally listed building
or structure” in the final sentence. (PM8) With those modifications, the
policy would then have regard to national guidance?® and meet the Basic
Conditions.

4.18 Policy WNDP10 considers biodiversity. I shall recommend modifying the
policy to take account of the Surrey LNRS (See paragraph 3.13 above).
(PM9) The policy would then have regard to national guidance?® and
would meet the Basic Conditions.

4.19 Policy WNDP11 seeks to ensure that Westcott’s valued natural
environment is conserved and enhanced. In order to ensure that the
policy has regard to national guidance for Green Belt and Grey Belt, I shall
recommend the deletion of the reference to openness in the first
paragraph. I shall also recommend the alteration of the second paragraph
so to read "major proposals that harm the landscape and rural setting of
the village ... will be required to (i) demonstrate that they meet the Grey
Belt tests (ii) ensure that they do not harm the Surrey Hills National
Landscape and Area of Great Landscape Value (AGLV) and (iii) consider
the desirability of maintaining the openness of between Westcott and
Dorking”. (PM10) The policy would then have regard to national
guidance?® and meet the Basic Conditions.

Alterations to the Text

4.20 A consequence of the acceptance of the recommended modifications
would be that amendments might have to be made to the explanation
within the Plan in order to make it logical. Other amendments might also
include minor contextual updates (for example, deleting the reference to
the Green Belt Review from paragraph 6.2.9 of the Updated Plan),
correcting minor inaccuracies, cross referencing and any renumbering of
paragraphs and policies. None of these alterations would affect the ability
of the Plan to meet the Basic Conditions and could be undertaken as
minor, non-material changes.3!

All Other Matters

4.21 In this examination, despite the Updated Neighbourhood Development
Plan being a review of the made Plan, I have considered afresh the whole
of the draft Updated Plan. I have reviewed each policy in terms of its

28 NPPF: paragraphs 207, 212 - 221.

29 NPPF: paragraphs 192 & 193.

30 NPPF: paragraphs 187 & 189; PPG Reference ID: 64-010-20250225.
31 ppG Reference ID: 41-106-20190509.
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consistency with national policy. Other than the issues that are discussed
above, I am satisfied that there are no other matters which affect the
Basic Conditions.

5. Conclusions

Summary

5.1 The Updated Westcott Neighbourhood Development Plan 2020-2039 has
been duly prepared in compliance with the procedural requirements. My
examination has assessed whether the Updated Plan meets the Basic
Conditions and other legal requirements. I have had regard to all the
responses made following consultation on the Updated Plan and the
evidence documents submitted with it.

5.2 I have set out modifications to Policies WNDP1; WNDP2; WNDP3; WNDP4;
WNDP7; WNDP8; WNDP9 WNDP10; and WNDP11 to ensure the Updated
Plan meets the Basic Conditions and other legal requirements. 1
recommend that the Updated Plan, once modified, proceeds to
referendum.

The Referendum and its Area

5.3 I have considered whether the referendum area should be extended
beyond the designated area to which the Plan relates. The Updated
WNDP, as modified, has no policy which I consider significant enough to
have an impact beyond the updated desighated Neighbourhood Plan
boundary, requiring the referendum to extend to areas beyond the Plan
boundary. I recommend that the boundary for the purposes of any future
referendum on the Plan should be that of the designated Neighbourhood
Plan Area.

Overview

5.4 Inevitably, considerable time and effort have been devoted to the
development and production of this well written Updated Plan and I
congratulate those who have been involved. I appreciated the
comprehensive documentation which was submitted from both the
Council and the Forum, especially the constructive comments made in
response to my questions. The Updated Plan should continue to prove to
be a useful tool for future planning and change within Westcott over the
coming years.

Andy Mead

Examiner
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Appendix: Proposed Modifications

Proposed
Mod. no.
(PM)

Policy/other
reference

Modification

PM1

Page 4 Fig 1

Para 1.1.1

Para 1.1.1

Para 1.1.8

Para 2.3.3

Para 4.2.2

Para 6.2.1

Para 6.3.3

Para 6.4.1

Page 51

Delete “... Ward and...”.

Amend first sentence to: “In 2039,
Westcott village and its surroundings
will remain ..."”.

Amend second sentence to: “... and the
area will support a higher number ..."”.

Amend first sentence to: “All development
throughout the area ...”.

Amend the first sentence to: “... and
business in the Neighbourhood Plan
Area a Community Survey ..."”.

Amend first sentence to: “... visitors to the
area, parking will need ...".

Amend the first sentence to: “... within the
area housing market.”

Amend the first sentence to: “The
Westcott Neighbourhood Plan Area sits
within ..."”.

Amend the first sentence to: “... and that
the Westcott area is a magnet for a
wide range of activities ...”.

Amend the first bullet point to: “"Westcott
is a thriving village set in a National
Landscape which is an area of
outstanding natural beauty.”

Amend the second bullet point to:
“Neighbourhood facilities and amenities
can be enjoyed by all who live within
the area.”

PM2

Policy WNDP 1

Amend Clause ii to:

“Completions since 2020 as at
September 2025: 19 no. dwellings.”
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Amend Clause iii to:

“"The implementation ... as at
September 2025: 18 no. dwellings.”

Amend Clause iv to:

“The remainder will be met through
“windfall” sites within the Settlement
Boundary, ...".

PM3

Policy WNDP2

Amend the first phrase to:

“To deliver the housing growth
anticipated in Policy WNDP1 (iv), ...".

Delete criterion iv.

Amend the second sentence of criterion viii
to:

“For the purposes of assessing Grey
Belt developments, any land that is
found to make a strong contribution to
Green Belt purposes (a), (b) or (d) will
not be accepted as Grey Belt land.”

PM4

Policy WNDP3

Amend the second paragraph to:

“"Where appropriate, depending on the
size and shape of the plot and the
number of dwellings, new housing
developments should be built in small
clusters of varying and sympathetic
architectural styles.”

PM5

Policy WNDP4

Amend the first sentence of the third
paragraph to:

“Proposals for residential development
which deliver additional parking above
and beyond the needs of the specific
proposed development (providing for
visitor parking) will be particularly
supported.”

PM6

Policy WNDP7

Delete Riverside Surgery from the list of
community assets.

PM7

Policy WNDP8

Amend the fourth paragraph to:

“New build development (other than
householder extensions) should, where
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feasible, implement sustainable
drainage systems ..."”.

Amend the second sentence of the seventh
paragraph to:

“Refurbishments and other non-
domestic development should, where
feasible, meet BREEAM water-efficiency
credits.”

PM8

Policy WNDP9

Amend the first paragraph to:

“Any harm to the significance of a
designated heritage asset will require
clear and convincing justification and
will only be permitted where (i) the
level of harm is weighed against the
level of architectural, cultural and/or
historic significance of the asset and
where (ii) the public benefits of the
scheme demonstrably outweigh the
harm identified.”

Amend the fourth paragraph to:

“"Development proposals affecting
locally listed buildings and features, as
identified on Figures 2 and 5 should be
sensitively designed to conserve and,
where possible, enhance the building
and features and their settings. Any
harm to, or loss, of the locally listed
building or structure will be considered
in line with national policy and
guidance.”

PM9

Policy WNDP10

Include a new bullet point at the beginning
of the list in the policy:

e “Ensuring Areas that could Become
of Importance for Biodiversity, as
identified in the Surrey Local Nature
Recovery Strategy, are not
compromised in this aim by new
development;”.

PM10

Policy WNDP11

Amend the first paragraph to:

“"Development proposals must conserve
and enhance the Neighbourhood Area’s
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natural environment and landscape
character through maintaining the rural
character of the village ...”.

Amend the first sentence of the second
paragraph to:

“Major development proposals that
would harm the landscape and rural
setting of the village, particularly those
which would encroach into the
countryside between Westcott and
Dorking, will be required to (i)
demonstrate they meet the Grey Belt
tests, (ii) ensure they do not harm the
Surrey Hills National Landscape and
Area of Great Landscape Value (AGLV)
and (iii) consider the desirability of
maintaining the openness between
Westcott and Dorking.”

Intelligent Plans and Examinations (IPE) Ltd, Office 10, 5 Argyle Street, Bath BA2 4BA

20




