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PLAN/2012/0224: LAND AT BROOKWOOD FARM, BAGSHOT 
ROAD, KNAPHILL, WOKING, GU212RL

Erection of 297No dwellings with open space, sports pitches, ancillary building and 
facilities, allotments, access road, car parking and landscaping (amended plans)

Dear James,

These notes should be read alongside the more detailed report the Knaphill Residents Association 
(KRA) submitted on 23 April 2012. The Association is disappointed to have to open by stating that 
the amended plans have failed to address many of the concerns raised by the KRA and the 
majority of those residents to have submitted comments.

Roads
The A322, Bagshot Road, is a heavily congested road and at times is required to operate above its 
designed capacity. The aim of Surrey County Council’s policy on congestion is to improve the 
reliability of journeys, reduce delays at congestion hotspots and improve the provision of journey 
planning information for travel in Surrey.

 How does the plan to build 297 dwellings with a single road access onto the A322 assist 
Surrey in achieving its aim on easing congestion?

Earlier this year at a meeting with SCC the Highways Authority agreed with our view that the 
developer had underestimated the number of vehicles leaving the estate and joining the A322 
during the busy morning period. There was common consensus that the locations used by the 
developer in modelling traffic movements  did not reflect the high car ownership in the Southeast.

The KRA is disappointed that the amended plans did not include more realistic figures for 
the number of vehicle movements during peak hours.

Surrey County Highways Authority, in response to an earlier planning application, stated 
that a single road access to Brookwood Farm could cope with traffic from around 200 
dwellings. What has changed to allow SCC an increase of 50% to 309 dwellings with a 
single road access?

SCC stated that traffic from 200 dwellings joining the A322 at a new junction with the 
Redding Way/A322 would just keep the movement of traffic at that junction within its 
designed capacity. This development, as it stands, is planned to take the traffic over the 
designed capacity by a substantial degree. How can that be sound planning?
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Air Quality
Road traffic is a key issue in relation to air quality. Stop start driving conditions and slower vehicle 
speeds resulting from congestion can lead to higher roadside pollutant concentrations, hence 
causing greater risks to pedestrians and adjacent residential properties.

The A322 suffers from serious congestion and thus has medium to high levels of pollutants, 
how will this proposed development maintain an acceptable level of pollution?

The air quality report produced by RSK, consultants to the developer, failed to report that in 2010 
the monitoring point at the junction of Redding Way and A322 recorded a level of Nitrogen Oxide 
(NO2)  above the national annual mean NO2 objective. Now this should be a cause of concern but 
failed to register with RSK. RSK state that that air quality is considered to be a low priority concern 
for the proposed development scheme. How can it be a low priority when by their own modelling 
they show a 7% increase in the level of pollutants when the development is complete.

Given that SCC, KRA and others have stated that the projected traffic leaving or entering 
the estate has been under estimated means that the figures produced by RSK on the 
additional level of pollutants have been underestimated.

The report fails to look beyond 2017 nor takes into account other developments along the 
A322 corridor. 

There is another part in Knaphill where air quality is poor and that is Anchor Hill. On Anchor Hill the 
level of NO2 regularly exceeds the national annual mean NO2 objective and that is due to poor 
planning and development. Does WBC want to create another area of permanent poor air quality?

Woking Borough Council fails to take air quality seriously, they see it as just an ‘inner city 
problem’, and not true there are serious issues of poor air quality in parts of Knaphill.

Will WBC refer the RSK report for examination and question the data used by RSK in their 
assessment the impact traffic from the estate will have on air quality in the area around the 
A322?

Schools
The nearest school to Brookwood Farm, and within walking distance, is Knaphill Lower and 
Kanphill Junior schools but both schools are oversubscribed and have failed to meet all first 
preferences for several years. In evidence connected to a planning application for St Johns school 
SCC state that there is insufficient land at the two Knaphill schools to permit the erection of 
additional classrooms. 

WBC knows that there are insufficient school places in the primary schools located near 
this development and therefore if the plan goes ahead it will fail to meet an essential 
demand of a sustainable development.
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Health Cover
The GP surgery in Knaphill is already failing to meet patients’ needs, what plans are being 
developed to meet the needs of the current population plus the demands from any new 
development? 

There is no evidence to show that WBC has carried out any in-depth assessment of the 
social demands that a development the size of the one proposed for Brookwood Farm will 
be met.

Footpaths
The amended plans show a number of proposed footpaths. The majority are across land that 
separates the development from Sheets Heath and Bisley Common.

Has Natural England approved the revised plans and the development of the SANG as a 
whole?

One new footpath is to permit residents in the northern part of the development access the bus 
services on the A322 without having to walk down to the Redding Way junction. There is some 
good PR jargon attached to the proposed footpath ‘Footpath link is requested by SCC Highways. 
Controlled access gate to be provided’. Everyone, except the developer or WBC, knows a 
controlled gate will not work and the route will become a general access point and will lead to the 
edge of Bisley Common becoming a general play area.

There has been a total lack of any formal consultation on the planned footpaths with 
residents who live in the area.

National Planning Policy Framework
In the opinion of the KRA the proposed development fails to meet essential elements of a 
sustainable development.

The NPPF highlights that the environmental role of sustainable development is to contribute to 
protecting and enhancing our natural, built and historic environment and improving the conditions 
in which people live, work, travel and take leisure.

NPPF also states that plans and decisions need to take local circumstances into account so that 
they respond to the different opportunities for achieving sustainable development in different areas.

Finally the development should contribute to conserving and enhancing the natural environment 
and reducing pollution. 

Yours faithfully

Philip Stubbs
Secretary to Knaphill Residents Association
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