
S t a t u s :  D r a f t  D a t e :  1 3  F e b r u a r y  2 0 1 4  V e r s i o n :  1 3  

 

 

 

 

Ashtead Neighbourhood Forum 

 

Green Belt Boundary Review 

 
Final issued to Mole Valley District Council 

 

 
This report sets out the findings and views of Ashtead Neighbourhood Development Forum (the 

Forum) following consultation with the Ashtead community regarding the on-going status of the 

Green Belt in light of pressures for development in Mole Valley. The document has been prepared by 

Ashtead Community Vision (ACV), the Forum’s working party, in accordance with the planning 

guidelines set down by local government in order to ensure consistency with the rest of the district 

and the local planning authority, Mole Valley District Council (MVDC). 
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1. SUMMARY 
 

This report sets out the findings and views of the community and Ashtead Neighbourhood Forum (the 

Forum) regarding the on-going status of the Green Belt in light of pressures for development in Mole 

Valley. The report has been prepared by Ashtead Community Vision (ACV), the Forum’s working party, 

in accordance with the planning guidelines set down by local government in order to ensure 

consistency with the rest of the district and the local planning authority, Mole Valley District Council 

(MVDC).  

 

The purpose of the Forum is to ensure that local residents have a powerful voice in the future 

development of their area by recommending policies which are based on properly constructed 

evidence to both local and national planning authorities’ standards. This will ensure that MVDC is best 

informed both in terms of evidence presented for decision making and the views of local residents. 

The purpose of the Forum for this review has been to ensure that the information provided to the 

community is complete, accurate and unbiased. 

 

An initial view of the importance of each area of Green Belt was obtained through surveys conducted 

in the first half of 2013. ACV then undertook detailed analysis of the Green Belt  using fieldwork and 

through analysis of existing data in order to reach a view on each of ten broad areas of Green Belt  

around Ashtead to see whether Green Belt boundaries might be altered in favour of development. 

This analysis was presented to the Forum on 9
th

 November 2013 and with some amendments was 

approved for issue to the wider community for a consultation period to receive further comments. A 

further survey seeking views on the conclusions for each Area was also undertaken.  

 

 A large number of comments were received and taken into account when making amendments.  The 

survey results for each area have been included and all the results are shown in Appendices 3 and 4 

respectively. A final draft was presented to the Forum on 8
th

 February 2014 and with some small 

amendments was approved for issue. This version of the report will be submitted to MVDC for review 

against other parts of the Green Belt within Mole Valley and eventual inclusion in their Housing and 

Traveller Sites Plan to be published later this year. 

 

The report includes for each area, an appraisal of whether it fulfils the purpose of the Green Belt and a 

significant amount of information regarding the issues that would need to be addressed if 

development were deemed appropriate. The overall conclusion is that the majority of Green Belt areas 

surrounding Ashtead continue to fulfil their pupose, but two areas have been identified that do not do 

so. This is not an unqualified recommendation for development, since there are many more criteria 

that must be considered when assessing a specific site for development. It should also be 

remembered that directing development to built-up areas and the protection of countryside are key 

policies in the MVDC Core Strategy. Any policy decision that the council makes on the detail of other 

issues needs to be broadly in line with the principles of the adopted core strategy. 
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2. INTRODUCTION  
The purpose of the report is to set out the Forum’s findings on the Green Belt Boundary Review 

(GBBR) following a consultation period and in advance of preparing a Neighbourhood Development 

Plan (NDP).  

 

The Forum’s role is to provide MVDC with its views in a manner which is consistent with overall 

planning guidelines. For its part ACV has borrowed heavily from the methodologies undertaken by 

MVDC in other parts of the district in order to ensure consistency across the district. 

Assessment of the Green Belt – Broad Areas 
ACV has followed MVDC recommendations for identifying broad areas of Green Belt  around the 

village. These broad areas have been further subdivided (see table below and map at appendix 1) to 

enable detailed review and comment. 

 

Broad Area Location 

Area A Ashtead Common 

A-1 Ashtead Common National Nature Reserve 

A-2 Newton Wood 

A-3 Epsom Common (West) 

A-4 Woodfield 

Area B Ashtead Park (North) 

Area C Ashtead Park (South, Freemen’s School) 

Area D Grey’s Lane Fields 

D-1 Grey’s Lane Fields (West) 

D-2 Grey’s Lane Fields (East, Ermyn Lodge and Larch Field Area) 

D-3 Eastern Gallops 

Area E Ermyn Way Fields (North) 

E-1 Chace Farm 

E-2 Warren Field 

Area F Ermyn Way Fields (West) 

Area G Ashtead West Fields (South) 

G-1 Schools (Downsend, St Andrew’s and St Peter’s) 

G-2 Barnett Wood Fields 

Area H Ashtead West Fields (North) 

Area I 

 

 

 

Ashtead Woods 

I-1 Ashtead Woods Road (North) 

I-2 Ashtead Woods Road (South) 

I-3 Rye Brook Marshes 

Area J Ashtead East 

J-1 Garden Centre 

J-2 Old Chalk Pit (Pleasure Pit) 

J-3 Farm Lane (Two areas either side of Farm Lane. The Pines to the east 

and a nursery and other land to the west.) 
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Green Belt Boundary Review Process 
The following summarises the stage by stage approach undertaken by ACV and the Forum.  

 

Considerable detailed survey work has been undertaken by ACV, particularly in terms of landscape 

and ecology. ACV has also been assisted by MVDC Planning Department in some technical areas. The 

key stages taken and to be taken, are:- 

 

1. Initial public consultation (survey) regarding the Broad Areas; 

2. Establishment of ACV’s views; 

3. Presentation of ACV's views and the results of the initial public consultation to the Forum; 

4. Further public consultation by means of publishing this document and inviting comments and 

carrying out a survey; 

5. Preparation of a final draft document submitted to the Forum for acceptance; 

6. Submission of the final draft to MVDC after the Forum’s meeting in February 2014. 

Public Consultation 

Earlier this year MVDC carried out a District-wide consultation on their GBBR process (excluding areas 

covered by Neighbourhood Forums) finishing on the 28 March 2013. In total, 145 individuals and 

organisations commented on the MVDC consultation paper. 

 

In April 2013, ACV undertook a comprehensive online survey of the Ashtead community. Each area 

was assessed by residents from the perspectives of merging, encroachment and setting/character 

using a system which is consistent with the approach developed by MVDC. The online survey was 

supplemented by further smaller surveys at the Ashtead Village Day in May 2013 and at Ashtead 

Hospital. Over 700 responses were received to the surveys. The full findings of these consultations can 

be found at Appendix 3. 

 

In late November 2013 the Report was published and a second online survey commenced.  A 

Newsletter was delivered to every dwelling in Ashtead to assist in publicising the consultation as well 

as publishing articles in newspapers and journals.   An Open Morning was held on 18
th

 January where 

paper copies of the survey were available.  Over five hundred responses were received to this survey, 

which are summarised at Appendix 4. 

 

All comments on the published draft Report were reviewed and a final draft presented to the Forum 

on 8
th

 February. At that meeting the Report was approved for issue, subject to two small changes that 

are incorporated in this version. This is the final stage of consultation withi Ashtead. 



Ashtead Neighbourhood Forum 

Green Belt Boundary Review 

 

7 | P a g e  D a t e :  1 3  F e b r u a r y  2 0 1 4  V e r s i o n :  1 3  

 

Green Belt Criteria 

Each area of the current Green Belt has been assessed against the original purpose of the Green Belt. 

That purpose was enshrined in five criteria, of which two, the prevention of urban sprawl and 

encouraging urban regeneration apply equally to all areas around Ashtead and throughout Mole 

Valley. 

 

Therefore, ACV considered the broad areas of Green Belt from the perspective of the most significnt 

issues: merging, encroachment and setting/character. Their findings and those of the residents are 

contained in the assessments of the Broad Areas detailed below. MVDC and ACV have adopted the 

definitions and categories to be used in their assessment from the National Planning Policy 

Framework (NPPF) as follows:- 

 

Definitions: 

Merging:   "To prevent neighbouring towns merging into one another" 

Encroachment:  "To assist in safeguarding the countryside from encroachment" 

Setting/character: "To preserve the setting and special character of historic towns" 

 

Categories: 

Minimal:   "The broad area does not particularly serve this Green Belt purpose" 

Moderate:  "The broad area serves this Green Belt purposes to some extent" 

Significant:  "The broad area is very important in terms of this Green Belt purpose" 
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Sustainability Criteria 

  

An overall assessment of each broad area’s suitability for development in terms of its impact on the 

Green Belt and sustainability has been made. Key considerations have also been set out - these 

include: traffic impacts, potential to secure enhancements to biodiversity and landscaping issues. 

 

The sustainability appraisal criteria used by ACV were established by MVDC when preparing its Core 

Strategy and refined further through the preparation of its Sustainability Appraisal Scoping Report 

2013.  

 

Although MVDC identified nineteen criteria of sustainability, it used just nine of them to determine its 

views on the GBBR for the District, a system also followed by ACV. It should however be noted that 

when it comes to the suitability of sites for development, MVDC and ACV may apply the full nineteen 

criteria where appropriate. 

 

The nine criteria used by MVDC and ACV in the context of the GBBR are as follows: 

 

Criteria Sustainability Assessment Objective 

1 To facilitate the improved health and wellbeing of the whole population. 

2 To minimise the harm from flooding. 

3 To improve accessibility to all services and facilities. 

4 To reduce noise pollution. 

5 To reduce light pollution. 

6 To improve the water quality of rivers & groundwater and maintain an adequate supply of 

water. 

7 To conserve and enhance biodiversity and networks of natural habitat. 

8 To conserve and enhance landscape character and features, the historic environment and 

cultural assets and their setting. 

9 To reduce the need to travel, encourage sustainable transport options and make the best 

use of existing transport infrastructure. 

 

The nine criteria have been applied to each of the broad areas and are shown in each section. Each 

sustainability criterion has been “scored” using a five point scale to reflect the consensus view of ACV 

on each broad area:   Major Positive; Minor Positive; Neutral; Minor Negative; Major Negative. These 

are applied relative to the impact development would have on these areas. 
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3.  GREEN BELT BOUNDARY REVIEW 
General notes on this section:: 

1. For definitions of purposes and categories see section on Process above.  

2. The areas used in this review are shown on the map at Appendix 1.  

3. Some small modifications in the notation and boundaries of the units were made by ACV 

following the public consultations with Ashtead and as a consequence of the survey work 

being carried out. In particular, H was extended northwards and a new area J was recognised 

as independent from B.  Area J has been sub-divided into J-1, J-2, J-3.   

4.  J-1 and J-2 were inadvertently omitted from the initial public survey. 

5. Interpreting the results of the initial public consultation has shown that some respondents 

may not have correctly understood the terminology.  

 

Ashtead Common - Broad Area “A”  

Step 1: Contribution to Green Belt 

 

Merging Encroachment Setting / character 

Minimal—To the north. 

Significant – To the east where 

it provides separation from The 

Wells estate (Epsom & Ewell) 

and to the west where it 

provides separation from the 

Pachesham Park development 

(Leatherhead). 

 

 

 

 

Significant – There is currently 

no development within the unit, 

it provides a strong boundary 

against further building into 

green space (except to the 

south). 

Significant – Ashtead Common 

is a defining feature of Ashtead 

and of historical, scientific, 

natural history and recreational 

importance (with a network of 

paths). Much of the area is 

ancient woodland and 

designated as a Site of Special 

Scientific Interest and is a 

National Nature Reserve. The 

area to the south of the station 

is an important open public 

space and screens the station 

from the village. 

 

Result of the initial public consultation: Scored the highest of all units for merging, encroaching and 

setting and character. 

 

Result of the final public consultation;  82% of respondents agreed with the report’s conclusion for 

Area A 
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Step 2: Assessment in Terms of Sustainability 

 

Criteria SA Objective Impact of 

development 

Comments 

1 To facilitate the 

improved 

health and 

wellbeing of 

the whole 

population. 

Minor Negative 

 

Ashtead Common offers 500 acres of land criss-

crossed by footpaths and bridleways for walkers, 

cyclists and horse-riders. There is also easy access to 

Epsom Common.  

Ashtead Village Recreation Ground is 0.7km away and 

the cricket ground and Bowls Club is 0.9km. Area A4 is 

within the built up area of the village and is within 

0.8km of St Stephen’s surgery and Ashtead Clinic. The 

dentist in The Street is just over 1.0km away. Areas A1, 

A2 and A3 are up to 2km away from medical care.  

2 To minimise 

the harm from 

flooding. 

Minor Negative There is a thin band of land in the south of the broad 

area which is designated under flood zones 2 and 3. 

Additionally, Environment Agency modelling indicates 

potential areas of shallow surface flooding once in 

every 30 years around the same area. This is a result of 

the Rye Brook stream that flows here.  

3 To improve 

accessibility to 

all services and 

facilities. 

Neutral Area A4 is close to the shops in Craddocks Parade, 

with its small supermarket and restaurants (0.6km). 

Ashtead Peace Memorial Hall, which acts as a centre 

for many local organisations, is 1.3km, the Library is 

0.8km and the Youth Centre 0.7km (if walking). St 

George’s Church is 0.8km and St Michael’s just over 

1.0km. 

City of London Freemen’s School, offering 

independent education, is 2.2km distant. State 

education is as follows: Barnett Wood Infant’s – 0.8km; 

The Greville – 1.4km; West Ashtead Junior School – 

2.4km; St Peter’s and St Andrew’s RC schools within 

2.7km; and Therfield School just over 3km.  

Areas A1, A2 and A3 could be as far as 2km from basic 

services and facilities.  

4 To reduce 

noise pollution. 

Minor Negative The majority of this broad area is not covered under 

DEFRA’s road noise mapping. However, the southern 

boundary is mapped and provides an indication that 

road noise levels will be approximately between 60.0-

64.9 dB (A).  The railway line is also a noise source and 

DEFRA mapping suggests noise levels between 60.0-

64.9 dB (A) along a narrow strip either side of the 

railway line. 

5 To reduce light 

pollution. 

Major Negative The area is substantially undeveloped and 

development would result in a significant increase in 
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Criteria SA Objective Impact of 

development 

Comments 

light pollution related to increased urbanisation. Given 

the wooded nature of the landscape, this could be 

significant in an otherwise dark area. The impact 

would be slightly less significant in the vicinity of the 

railway station and the Woodfield, where there is 

some existing street lighting. Increased light pollution 

could also adversely affect wildlife in the adjacent 

woodland. 

6 To improve the 

water quality of 

rivers & 

groundwater 

and maintain 

an adequate 

supply of 

water. 

Minor Negative The Rye Brook flows eastwards through the south of 

the broad area and therefore there is potential to 

harm the water quality of the river as a result of 

development in this broad area. There are no 

Groundwater Protection Zones across the area.  

7 To conserve 

and enhance 

biodiversity 

and networks 

of natural 

habitat. 

Major Negative The entirety of this broad area has a nature 

conservation designation. The majority of the land is 

designated as a SSSI whilst the southern part of A-4 is 

designated as an SNCI.  

The broad area supports rare species present in the 

currently designated SSSI. Similar species are likely to 

be found outside the area of the SSSI, but it has not 

been surveyed in depth. 

For detailed comment see footnotes below. 

8 To conserve 

and enhance 

landscape 

character and 

features, the 

historic 

environment 

and cultural 

assets and their 

setting. 

Major Negative The area contains an SSSI and SNCI and is historically 

and ecologically part of an adjoining single wooded 

area. It also contains historic open common, with rich 

grassland containing some rare species. Management 

is carried out by the owners (Corporation of London) 

in accordance with a long-term management plan, 

agreed with Natural England (DEFRA), to maintain 

features of national importance. 

The area is situated within the Esher & Epsom Local 

Conservation Area (LCA). The key characteristic that 

this site shares is that part of the LCA is made up of a 

wood common. Two Grade II listed boundary posts are 

located in the north-east part of the area. There are no 

conservation areas within the area boundary but there 

are two sites of archaeological potential spread across 

A-1 and A-2 and one to the south of A-4.  

For detailed comment see footnotes below. 

9 To reduce the 

need to travel, 

Minor Positive Access to areas A1, A2 and A3 is restricted to being on 

foot, bicycle, or horseback. Points of access are via 
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Criteria SA Objective Impact of 

development 

Comments 

encourage 

sustainable 

transport 

options and 

make the best 

use of existing 

transport 

infrastructure. 

Green Lane, Woodfield Road, Broadhurst and Newton 

Wood Road.  

Area A4 is accessible by car and is very close to the 

station.  

The nearest bus stop is on Barnett Wood Lane (0.6km) 

where there is a half hour service during the middle of 

the day to either Guildford or Epsom and an hourly 

service at less popular times. There is a limited service 

at the weekends but no service in the evenings. The 

nearest road, Barnett Wood Lane, gives easy access to 

the A24 Epsom to Leatherhead Road.  

The level crossing, which has to be crossed by those 

north of the railway line in order to reach all facilities 

by road, can create hold-ups on a regular basis 

throughout the day and evening and is a significant 

drawback to new development.  

Area A4 is sufficiently close to basic services and 

facilities for them to be accessed on foot or for public 

transport to be used. 

Step 3:  Conclusion - Broad Area “A” 

The current Green Belt boundary should be retained because it prevents 

merging and encroachment and also preserves the setting of Ashtead. 

Footnotes: 

 

1. Essentially open countryside of major importance for its ancient woodland, biodiversity and 

amenity value, since much of it is open to the public. 

 

2. A-1 is part of the Ashtead and Epsom Commons Site of Special Scientific Interest (SSSI), first 

notified in 1949 and currently notified under Section 28 of the Wildlife and Countryside Act 

1981. The Ashtead Common section was recognized as a National Nature Reserve in 1995. 

Management is carried out by the owners (Corporation of London) in accordance with a long-

term management plan, agreed with Natural England (DEFRA), to maintain features of 

national importance. The site is of major scientific interest for its ancient pollarded oaks and 

associated decaying trunks. These are associated with nationally rare and endangered beetles 

and bracket fungi and also some lichens unknown elsewhere in the region. It is also rich in 

other kinds of animal wildlife, especially birds. The area is a recreational area for residents and 

for teaching ecology and natural history. The area also includes two ancient monuments, 

recognized under the Ancient Monuments Consolidation and Amendment Act (1913): the 

remains of a Roman Villa and associated tile works and a triangular earthwork. In addition a 

Roman Road ran through the area and remains of the former ancient route to Kingston are 

evident.  

 

3. A-2 and A-3 are not currently included in the Ashtead Commons SSSI, but are historically and 

ecologically parts of a single woodland complex. Newton Wood (A-2, once also named 
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Horton Wood) was coppiced at least as far back as the early 17th century. A-3 (Epsom 

Common West) appears to have been omitted from the SSSI as it was under different 

ownership when designated, but currently has signs that it is part of the National Nature 

Reserve. This unit can be expected to support some of the rare species present in the 

currently designated SSSI, but it has not been surveyed in depth. 

 

4. A-4 appears as an open common field (Wood Field or Moat Field) in the earliest map of the 

area (1638) and has been maintained as such by mowing. The part north of the railway line 

provides the setting for the National Nature Reserve and is species-rich, acid grassland with 

some rare species. The section south of the railway line and station also has a good range of 

plant species and is of particular amenity value since it is the largest public open space within 

the Ashtead built-up area. Both sections are recognized as sites of Special Nature 

Conservation Interest (SNCI) in the MVDC Local Plan (2002). 
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Ashtead Park (North)  - Broad Area ”B”  

Step 1: Contribution to Green Belt 

 

Merging Encroachment Setting / character 

Minimal – Set 

within the built-up 

area of Ashtead. 

Minimal – Already within 

the built-up area of 

Ashtead but with a strong 

boundary providing a 

green space of public 

amenity value and also 

serving as a wildlife 

corridor into Ashtead from 

the south. 

Significant – Part of historical Ashtead, recognised 

by English Heritage as an Historic Park and Garden 

and purchased from the Crown in 1680. Its setting 

amongst trees separates already built-up areas 

and it is also of nature conservation value; it 

includes some ancient oaks. It is a Site of Nature 

Conservation Importance (SNCI) and a Local 

Nature Reserve (designated 1995). It is leased to 

the Surrey Wildlife Trust (until 2057) and is also of 

value as a recreational area with a network of 

paths and fishing in the lake. 

 

Result of the initial public consultation: Scored as of average importance for merging and 

encroaching, but of importance second only to Ashtead Common for value for the setting and 

character of Ashtead. 

 

Result of the final public consultation;  83% of respondents agreed with the report’s conclusion for 

Area B 

 

Step 2: Assessment in Terms of Sustainability 

 

Criteria SA Objective Impact of 

development 

Comments 

1 To facilitate 

the improved 

health and 

wellbeing of 

the whole 

population. 

Neutral This area is of historic parkland and is recognised as an 

SNCI in the MVDC Local Plan (2002). Farm Lane Nurseries 

may be found at the south-east corner of the site which 

backs immediately on to the park. Easy access may be 

gained to Ashtead Common and Epsom Common and 

their extensive footpaths and bridle ways via Farm Lane 

and the A24 (just under 1.km). Ashtead Recreation 

Ground with its facilities for football, skate boarding and 

childrens’ playground is 1.7km distant as are the cricket 

ground and Bowls Club. The RAC Club is 1.4km away. 

The nearest surgery, Gilbert House and Ashtead Clinic are 

1.8km away and the dentist 1.1km. 

Infrastructure capacity issues have been identified within 

Ashtead’s GP surgeries. 

2 To minimise 

the harm from 

Neutral Several ponds exist within this broad area but are not 

designated within either flood zone. The largest, to the 
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Criteria SA Objective Impact of 

development 

Comments 

flooding. south of the unit, is managed for wildlife.  

Environment Agency modelling indicates potential areas 

of shallow flooding are likely to occur once every 30 years 

and deep flooding to occur once every 200 years. This 

appears to happen around a pond to the south of the 

area and a small area adjacent to Epsom Road.  

3 To improve 

accessibility to 

all services 

and facilities. 

Neutral The Street provides the nearest shops, express 

supermarket and restaurants (1.1km). Ashtead Peace 

Memorial Hall, which acts as a centre for many local 

organisations is 1.4km away, the Library is 1.8km and the 

Youth Centre 2.3km. St Giles’ church is 1.0km away and St 

Michael’s 1.6km. 

Independent education is provided by City of London 

Freemen’s School (just over 1.0km). State education is as 

follows: St Giles’ Infants just under 1km; Barnett Wood 

Lane Infants 2.5km; The Greville 1.4K; and West Ashtead 

2.6km. St Peter’s Junior and St Andrew’s RC Secondary 

schools are 2.8km; Therfield School is 4.7km (or slightly 

less by cycle); Rosebery at 2.4km provides single sex 

education for girls. 

4 To reduce 

noise 

pollution. 

Minor negative There is no noise mapping covering this broad area. 

However DEFRA noise mapping indicates noise levels 

between 65 and 74.9 dB (A) along Epsom Road, to the 

west. Mapped road noise is much lower on the eastern 

and southern boundary, ranging from between 55.0 and 

59.9 dB (A). 

5 To reduce 

light pollution. 

Major negative This is an undeveloped area. Although it is surrounded by 

existing development, the existing tree cover can be 

expected to screen light spillage from surrounding 

properties. Development is likely to result in a significant 

increase in light pollution related to increased 

urbanisation, in an otherwise dark area, which would 

adversely affect the wildlife. 

6 To improve 

the water 

quality of 

rivers & 

groundwater 

and maintain 

an adequate 

supply of 

water. 

Neutral There are no watercourses or groundwater protection 

zones located within this area. 

7 To conserve 

and enhance 

Major negative The entire site is a Site of Nature Conservation 

Importance and is a Local Nature Reserve (designated in 
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Criteria SA Objective Impact of 

development 

Comments 

biodiversity 

and networks 

of natural 

habitat. 

1995). It is leased to and managed by the Surrey Wildlife 

Trust until 2057. It is of particular importance for oak 

pollards and a mix of wildlife habitats including secondary 

woodland, grassland and ponds. Several vulnerable and 

threatened species are present and it is an important site 

for dragonflies and butterflies. There are also several 

large specimen exotic trees. For detailed comment see 

footnotes below. 

8 To conserve 

and enhance 

landscape 

character and 

features, the 

historic 

environment 

and cultural 

assets and 

their setting. 

Major negative The area is situated within the Esher and Epsom LCA. This 

broad area supports some of the key characteristics of 

the LCA particularly the fact the broad area can be 

described as moderately wooded. A number of Grade II-

11* listed buildings exist around the perimeter of the site 

and the wrought iron gates at the entrance from Epsom 

Road are Grade II.  

There are no known sites of archaeological potential and 

no building conservation area within this broad unit. 

However, there is a Conservation Area immediately to the 

south east (at Ashtead House) and two nearby Sites of 

Archaeological Potential at St Giles Church and along 

Epsom Road to the west.  

This forms the northern part of the grounds of the former 

Ashtead Manor, probably established before the Norman 

Conquest and is best known as the seat of the Howard 

family from 1680. The unit is part of an Historic Park and 

Garden, recognized by English Heritage and is also 

recognized as an SNCI in the MVDC Local Plan. For 

detailed comment see footnotes below. 

9 To reduce the 

need to travel, 

encourage 

sustainable 

transport 

options and 

make the best 

use of existing 

transport 

infrastructure. 

Minor negative The nearest main road, the A24 is just over 700m away 

and the nearest bus stops are a similar distance. Four bus 

routes call at this stop and, during the middle of the day, 

there is a satisfactory service. There are limited buses at 

the weekend, especially so on Sundays and no service in 

the evenings. The station, reached by car, is 2.3km away. 

The shortest route to many of the facilities and services 

involves a series of narrow back lanes with tight corners 

and heavy usage during the times when children are 

being delivered or picked up from school. There are no 

services or facilities close to the area and public transport 

is not close and so a car would be needed. 
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Step 3: Conclusion - Broad Area “B” 

The current Green Belt boundary should be retained because it contributes to 

the historic setting and character of Ashtead.  

 

Footnotes: 

 

1. This forms the northern part of the grounds of the former Ashtead Manor, probably established 

before the Norman Conquest and is best known as the seat of the Howard family from 1680. The 

unit is part of historic parkland, also recognised as an SNCI in the MVDC Local Plan (2002) and is a 

Local Nature Reserve. It is of importance for oak pollards and a mix of wildlife habitats including 

secondary woodland, grassland and ponds. There are some 378 plant species recorded including 

the some designated nationally as vulnerable, scarce or threatened, notably frogbit, water soldier 

and the fringed water-lily. The ponds support Great Crested Newts (a protected species) and the 

site is particularly rich in dragonflies, damselflies and butterflies 
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Ashtead Park (South)  - Broad Area “C”  

Step 1: Contribution to Green Belt 

 

Merging Encroachment Setting / character 

Minimal – Set within 

the already built-up 

area of Ashtead, except 

to the south-east side 

where it abuts onto 

open fields. 

Minimal – Between two arms of 

already built-up Ashtead. There has 

already been considerable 

development associated with the 

School, but more would nevertheless 

detract from the role of the unit as a 

part of the Green Belt. 

Significant – The heart of historical 

Ashtead, including the remaining 

parts of Ashtead Manor and the 

ancient park and now a private 

school. The playing fields provide a 

pleasant vista for those travelling 

along Rookery Hill road. 

 

Result of the initial public consultation:  Scored as of average importance for merging and below 

average for encroachment, but marginally less than area B and the third most important area for the 

setting and character of Ashtead. 

 

Result of the final public consultation;  82% of respondents agreed with the report’s conclusion for 

Area C. 

Step 2: Assessment in Terms of Sustainability 

 

Criteria SA Objective Impact of 

development 

Comments 

1 To facilitate the 

improved health 

and wellbeing of 

the whole 

population. 

Neutral This area was recognised by the MVDC Local Plan in 

2002 as being historic parkland but much of it has 

been extensively modified for the buildings and 

playing fields of the City of London Freemen’s School.  

Ashtead Park is just 380m from the main house and it 

is 1.15km to the open countryside to the south of the 

village via Gray’s Lane. The village Recreation Ground is 

1.5km distance away and the cricket ground and Bowls 

Club are similar. The RAC Club is just under 2.0K away. 

The nearest surgery and Ashtead Clinic are in 

Woodfield Lane (1.6K) and the dentist is in The Street 

(865m).  

2 To minimise the 

harm from 

flooding. 

Minor 

negative 

This land is not situated within flood zone 2 or 3. 

Environment Agency modelling indicates some small 

potential areas of surface water flooding across the 

area but it is likely to be of minimal extent.  
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Criteria SA Objective Impact of 

development 

Comments 

3 To improve 

accessibility to all 

services and 

facilities. 

Neutral The Street provides the nearest shopping and 

restaurants (865m). Ashtead Peace Memorial Hall, 

which is an important centre for the village, is 1.2km, 

the Library 1.6km and the Youth Centre 2km. St Giles’ 

church is within the site and St Michael’s is 1.4km 

distant.  

The site is the home of the City of London Freemen’s 

School and so there is no distance to travel for an 

independent education. For state education: Infants: St 

Giles’ (577m); Barnett Wood Lane (2.3km):  Junior 

schools: West Ashtead (2.4km), The Greville (1.8km by 

car or 1.4km walking); St Peter’s and St Andrew’s RC 

schools about 3.0K; Therfield ( 4.72K);  Rosebery 

(3.43km road or 2.83km cycling). 

4 To reduce noise 

pollution. 

Neutral There are no specific data for this broad area. DEFRA 

road noise mapping indicates that land adjoining the 

site to the west is noisier than the east (65.0 to 69.9 dB 

(A) in west, 60.0 to 64.9dB (A) in east. 

5 To reduce light 

pollution. 

Minor 

negative 

This area is partly developed with school buildings and 

the internal drives and pathways have some low-level 

lighting. Development would result in some increased 

light pollution through increased urbanisation, 

depending on the nature, scale and location of 

development. 

6 To improve the 

water quality of 

rivers & 

groundwater and 

maintain an 

adequate supply 

of water. 

Neutral There are no watercourses or ground water protection 

zones located within this area. 

7 To conserve and 

enhance 

biodiversity and 

networks of 

natural habitat. 

Minor 

negative 

A Tree Preservation Order exists on a belt of trees to 

the rear of Meadow House Farm. There are no other 

nature conservation designations in this broad area but 

it has not been the subject of a detailed survey. 
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Criteria SA Objective Impact of 

development 

Comments 

8 To conserve and 

enhance landscape 

character and 

features, the 

historic 

environment and 

cultural assets and 

their setting. 

Minor 

negative 

The area is situated within the Box Hill LCA but borders 

with the Esher and Epsom LCA. This broad area 

supports more of the key characteristics identified in 

the latter LCA particularly the fact the broad area can 

be described as moderately wooded. 

There are four listed buildings in the broad area; 3 are 

Grade II and 1 is Grade II*. There is also a cluster of 10 

listed buildings (linked to the Church of St Giles) 

adjoining the site to the west.  

There is a Site of Archaeological Potential at St Giles’ 

Church.   

A conservation area adjoins the area boundary in the 

north-east, at Ashtead House. 

This forms the southern part of the grounds of the 

former Ashtead Manor, probably established before 

the Norman Conquest and is best known as the seat of 

the Howard family from 1680. The school occupies the 

remaining part of the Manor. Remains of a Roman villa 

are also present. The unit is part of an historic parkland, 

also recognized as an SNCI by the MVDC. For detailed 

comment see footnotes below. 

9 To reduce the 

need to travel, 

encourage 

sustainable 

transport options 

and make the best 

use of existing 

transport 

infrastructure. 

Neutral The nearest bus stop is at the top of The Street, 800m 

away. Four bus routes call at this stop and, during the 

middle of the day, there is a satisfactory service. There 

are limited numbers of buses at the weekend, 

especially so on Sundays and no service in the 

evenings. The station is just over 2.0km away.  

Many of the services and facilities are within walking 

distance. Those wishing to use the car at the time when 

the children are arriving or leaving for school, would 

find it difficult in the area of the junction of Park Lane 

and Dene Road.  
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Step 3: Conclusion - Broad Area “C” 

The current Green Belt boundary should be retained because it serves the  

purpose of contributing to the setting of Ashtead. 

Footnotes: 

 

1. This is the southern part of the grounds of the former Ashtead Manor (see Area B). The unit is 

part of historic parkland and recognised as such in the MVDC Local Plan (2002). The site also 

includes remains of a Roman building which is a recognised ancient monument. Much of the 

area has been extensively modified for buildings and playing fields of the City of London 

Freemen’s School. The School moved to the site in 1926 and occupied the then existing 

Manor house. This use has detracted from the potential nature conservation value of the area, 

although it has not yet been subject to a biodiversity and wildlife survey by ACV.  
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Grey’s Lane Fields - Broad Area “D”  

Step 1: Contribution to Green Belt 

 

Merging Encroachment Setting / character 

Minimal—There are no 

built-up areas to the 

south before the village 

of Headley. 

Significant – There are currently 

only farm and stable buildings in 

much of the area but with a few 

substantial dwellings to the parts of 

the north, south and eastern sides. 

Any further building would be a 

significant encroachment into 

otherwise open countryside. 

 

Moderate – Part of the rural setting 

of Ashtead and supplying pleasant 

views to walkers on the various 

public bridleways, paths and roads. It 

has ancient hedge and tree 

boundaries from Roman and earlier 

ages and the former route to 

Ashtead Manor from Ermyn Way. It 

is reported to have Bronze Age 

barrows in one part. 

 

Result of the initial public consultation: Scored as average for merging, second only to Ashtead 

Common for encroachment and slightly above the average for setting and character. 

 

Result of the final public consultation;  79% of respondents agreed with the report’s conclusion for 

Area D 

Step 2: Assessment in Terms of Sustainability 

 

Criteria SA Objective Impact of 

development 

Comments 

1 To facilitate 

the improved 

health and 

wellbeing of 

the whole 

population. 

Neutral This area is within farmland to the south of the village. There 

is immediate access to the countryside via footpaths and 

bridleways. Ashtead Recreation Ground off Woodfield Lane, 

with facilities for football, skate boarding, tennis and 

children’s play is 2.8km away, as is the cricket ground and 

Bowls Club. Ashtead Park lies 1.75km away.  

The nearest doctor’s surgery is Gilbert House together with 

Ashtead Clinic, 3.0km distant. The dentist in The Street is 

2.3km away.  

2 To minimise 

the harm 

from 

flooding. 

Neutral The area is not situated within either of Flood Zone 2 or 3.  

Environment Agency modelling indicates some potential for 

a narrow strip of land to flood stretching from the north to 

the south of D-1. This is located to the east of Grays Lane. 

[This needs to be checked further by ACV.] 

3 To improve 

accessibility 

to all services 

and facilities. 

Major 

negative 

The Street provides the nearest parade of shops with an 

express supermarket and restaurants at a distance of just 

under 2.4km away. Ashtead Peace Memorial Hall, which acts 

a centre for many local leisure activities and groups, is 2.5km 

away, the Library is 3.0km and Ashtead Youth Centre is 
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Criteria SA Objective Impact of 

development 

Comments 

3.4km. Churches: St Giles’ (2.4km) and St Michael’s (2.7km).  

City of London Freemen’s School offers an Independent 

education and is 1.6km away. For state education: St Giles’ 

Infants  (1.9km); West Ashtead Junior School  (3.75K); The 

Greville (3.2km); St Peter’s (4.0km); St Andrew’s RC 

Secondary School (4.0km); and Therfield ( 5.9km).  

4 To reduce 

noise 

pollution. 

Neutral There are no specific data for this broad area. DEFRA noise 

mapping indicates road noise levels varying between 55dB 

(A) and 64.9dB (A) within the residential areas to the north. 

5 To reduce 

light 

pollution. 

Major 

negative 

The area is undeveloped. Therefore, development will result 

in an increase in light pollution related to increased 

urbanisation. The land undulates, generally rising upwards 

towards the south and, as such, further light pollution would 

result from development and could be intrusive from South 

Ashtead and from public rights of way. 

6 To improve 

the water 

quality of 

rivers & 

groundwater 

and maintain 

an adequate 

supply of 

water. 

Neutral There are no watercourses or groundwater protections zones 

located within this area. The area is characterised by well-

drained chalk soils, which contribute to the groundwater 

reservoir. 

7 To conserve 

and enhance 

biodiversity 

and networks 

of natural 

habitat. 

Minor 

negative 

Several bands of Tree Preservation Orders exist within this 

area. These are located in the following places: 

 Western boundary of D-1 - Through the centre of D-

1, extending from north to south 

 Centre of D-2 

 The eastern boundary of Farm Lane in D-3 

 A patch of woodland in the south of D-3 

No other nature conservation designation exists in the area, 

but it has not been subject to a detailed survey. 

This area is agricultural land, mainly used for grazing and 

exercising horses and cut for hay. Some of the boundary 

hedges are ancient and support an exceptional diversity of 

shrubs.  

For detailed comment see footnotes below. 

8 To conserve 

and enhance 

landscape 

character and 

Major 

negative 

The area is situated within the northern boundary of Box Hill 

LCA. This broad area supports some of the key 

characteristics of the LCA such as woodland belts that 

include a range of tree species. As the area is located at the 
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Criteria SA Objective Impact of 

development 

Comments 

features, the 

historic 

environment 

and cultural 

assets and 

their setting. 

border of the Esher and Epsom LCA, it also demonstrates 

similar characteristics, such as regularly rectangular fields 

which are enclosed by hedges with mature hedgerows, 

shrubs and trees. 

There are no listed buildings located within the boundary of 

the area or the immediate vicinity. Stane Street is a Roman 

Road running along the southern edge of D-1. This is 

designated as a site of archaeological potential. In addition 

there are indications of Bronze Age barrows in one part of 

the area. There are no conservation areas nearby.  

The ancient boundary hedges, tracks and bridleways, 

running south to the old Roman Stane Street, were 

important features of Ashtead into the mid-18
th

 century and 

are thus of particular historic importance. For detailed 

comment see footnotes below. 

9 To reduce the 

need to 

travel, 

encourage 

sustainable 

transport 

options and 

make the 

best use of 

existing 

transport 

infrastructure. 

Major 

negative 

The nearest main road to this area is the A24 and it is 

reached by way of a series of narrow lanes which are very 

busy at peak times when St Giles’ and the City of London 

Freemen’s school pupils are arriving and leaving during the 

day.  

The nearest bus stop is 2.2km away in the centre of the 

village. Four bus routes call at this stop and during the 

middle of the day there is a satisfactory service. There are 

limited numbers of buses at the weekend, especially so on 

Sundays and no service in the evenings. The station reached 

by car is 3.4km away. There are no services or facilities close 

to this area and so access by car would be needed. 

Step 3: Conclusion - Broad Area “D” 

The current Green Belt boundary should be retained because it prevents 

encroachment and contributes to the setting of Ashtead. 

 

Footnotes: 

 

1. This constitutes the area from Crampshaw Lane eastwards across Grey’s Lane, Ermyn Lodge, 

Tudor Lodge and Larch Field and over Farm Lane to include the Eastern Gallop. An area 

farmed since perhaps the Bronze Age, with ancient boundary hedges that may date back to 

that period, especially those running south-north and particularly alongside Crampshaw Lane 

and Grey’s Lane. The southern boundary is formed by Ermyn Way. Crampshaw Lane is part of 

the former drove road that ran from the Roman Stane Street (Pebble Lane or Ermyn Street), 

north through Ashtead via Rectory Lane and Woodfield Lane, across Ashtead Common to 

Kingston. Ermyn Way is an extension of Green Lane and was once the main route from 

Leatherhead to London, the “Green Way” across the Downs. In addition, 1940s aerial 

photographs have been interpreted as indicating the presence of Bronze Age barrows 

immediately to the north of Thirty Acre Barn. 
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2. D-1 Grey’s Lane Fields (West), the area between Grey’s Lane and Crampshaw Lane, is currently 

used for hay harvesting and horses (grazing and gallops). Those two lanes and Ermyn Way, 

are all ancient boundaries with exceptional numbers of woody plants and trees in the hedges, 

which suggest they are probably one thousand or more years old.  

 

3. D-2 Grey’s Lane Fields (East, Ermyn Lodge and Larch Field Area) is largely used for hay and 

horses, but also includes the former main avenue entering Ashtead Park from Ermyn Street. 

The northern boundary includes an ancient hedge, at least at the southern end of Oaken 

Coppice (a former area of coppice with oak standards, some substantial oaks remaining in the 

residential area). The wooded area and mature trees around the properties to the eastern side 

of the section provides a screen from Farm Lane. While some modest development in the 

existing encroached area around Larch Fields could be considered, any towards Farm Lane 

should not as it would close the existing wildlife corridor into Ashtead Park. 

 

4. D-3 Eastern Gallops to the east of Farm Lane consists primarily of gallops with some stables.  

[Only boundaries accessible to the public examined for biodiversity and wildlife] 
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Ermyn Way Fields (North) - Broad Area “E”  

Step 1: Contribution to Green Belt 

 

Merging Encroachment Setting / character 

Minimal – 

Extensive open 

countryside to the 

south but with 

built-up parts of 

Ashtead to the 

north and west.  

Significant – There are 

currently only farm and 

stable buildings and 

former farm cottages in 

the area. Any further 

building would thus be a 

significant encroachment. 

Minimal or Moderate– Part of the rural setting of 

Ashtead as seen by residents on the north and 

western edges and also walkers from approaches 

from the south through two public bridleways, with 

some particularly ancient hedge and tree 

boundaries. From a very few directions, the top of 

the ExxonMobil buildings can be seen to be west, 

but the rest is screened by a heavily wooded border.  

 

Result of the initial public consultation: Scored as average for merging, as the third most important for 

encroaching and slightly above the average for setting and character. 

 

Result of the final public consultation;  74% of respondents agreed with the report’s conclusion for 

Area E 

 

Step 2: Assessment in Terms of Sustainability 

 

Criteria SA Objective Impact of 

development 

Comments 

1 To facilitate the 

improved 

health and 

wellbeing of 

the whole 

population. 

Minor positive Chace Farm is an extended area of grassland used for 

hay and horses, together with a farmhouse. It is within 

the countryside which creates the southern boundary of 

the village and is, therefore, within good walking 

facilities via footpaths and bridleways.  

The nearest children’s playground is at Parsons Mead 

(1.2km away), but a more elaborate one for older 

children is in the Recreation Ground (2.0km away), as are 

facilities for football, skate boarding and tennis. The 

Cricket Club and Bowls Club are at a similar distance. 

Ashtead Park lies just over 2.0km away.  

Gilbert House Surgery and Ashtead Clinic are 2.0km 

away and the dentist in The Street is less at just under 

1.6km.  

2 To minimise 

the harm from 

flooding. 

Neutral Broad Area E is not located within Flood Zones 2 or 3. 

The area is characterised by well-drained chalky soils 

that contribute to the groundwater reservoir. 

Environment Agency modelling indicates some minimal 

potential for surface water flooding in two narrow bands 

through the centre of the broad area. These are 
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Criteria SA Objective Impact of 

development 

Comments 

predicted to flood once every 30 years.  

3 To improve 

accessibility to 

all services and 

facilities. 

Minor positive The nearest shops in the area are in The Street, about 

1.5km away. Here there is an express supermarket, other 

shops and restaurants. Ashtead Peace Memorial Hall, 

which offers a wide variety of leisure activities, through 

the many groups which are based there, is 1.4km distant. 

St Michael’s RC Church in Woodfield Lane is 1.8km and 

St Giles’ Church is 2.0km away. The library is within 

1.9km. 

State education will be found at:  St Giles’ Infant School 

(1.7km); The Greville Junior School (1.9km); West 

Ashtead (2.0km); St Peter’s Junior School and St 

Andrew’s RC Secondary Scholl (2.0km); and Therfield 

School (3.8km). Independent education – City of London 

Freemen’s School (2.1km) away.  

4 To reduce noise 

pollution. 

Minor Negative There are no specific data for this broad area. DEFRA 

noise mapping indicates road noise levels varying 

between 65-69.9 dB (A) in the majority of the residential 

areas to the north, with noise levels generally reducing 

as the distance from the M25 increases.  

5 To reduce light 

pollution. 

Major negative The area is undeveloped; development will result in an 

increase in light pollution related to increased 

urbanisation. The land undulates, generally rising 

upwards towards the south and as such, impact of 

further light pollution as a result of development could 

be intrusive from South Ashtead and from public rights 

of way. 

6 To improve the 

water quality of 

rivers & 

groundwater 

and maintain 

an adequate 

supply of water. 

Neutral There are no watercourses running through the site.  

There are no groundwater protection zones within this 

broad area, but a zone 3 (source catchment protection 

zone) lies just to the south west.   

7 To conserve 

and enhance 

biodiversity and 

networks of 

natural habitat. 

Minor negative This is agricultural land, mainly used for grazing and 

exercising horses, sheep grazing or hay. Some of the 

boundary hedges are ancient and support an exceptional 

diversity of shrubs. Characteristic chalk grassland plants 

occur in some parts; chalk grassland is a UK Biodiversity 

Action Plan Priority Habitat.  

A large Tree Preservation Order exists on the external 

boundary stretching from the south west, through to the 

south and towards the eastern boundary. There is also a 

very large and ancient walnut tree close to buildings next 
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Criteria SA Objective Impact of 

development 

Comments 

to the farm which should be retained. No other nature 

conservation exists in the area or in the near vicinity. For 

detailed comment see footnotes below. 

8 To conserve 

and enhance 

landscape 

character and 

features, the 

historic 

environment 

and cultural 

assets and their 

setting. 

Major negative The area is located within the Box Hill LCA, but 

demonstrates more of the key characteristics outlined in 

the Esher and Epsom LCA. For example, the entire area is 

split into irregular rectangular shaped fields that are 

bound by hedgerows. It is also adjacent to a moderately 

urban area in the north. Grey Wings, a Grade II listed 

building, is located just outside the northern boundary.  

The area is not situated within a conservation area and 

there are no known sites of archaeological potential 

within the broad area. However, there is a small SAP on 

the edge of Stag Leys to the west and another slightly 

further west, in the grounds of the 

ExxonMobilExxonMobil offices  

The ancient boundary hedges, tracks and bridleways, 

running south to the old Roman Stane Street, were 

important features of Ashtead into the mid-18
th

 century 

and are thus of particular historic importance. For 

detailed comment see footnots below. 

9 To reduce the 

need to travel, 

encourage 

sustainable 

transport 

options and 

make the best 

use of existing 

transport 

infrastructure. 

Minor positive The nearest main road to the site is the A24, just over 

half a mile away and it gives easy access to Junction 9 of 

the M25.  

The nearest bus stop is 1.1km away, but the service is 

limited to two an hour and buses are just 8 minutes 

apart. There are no evening buses and only a limited 2-

hourly service on Saturdays and Sundays. The new 

approved bicycle route, proposed by Surrey County 

Council and adjacent to the A24, will be just over 0.8km 

away. Ashtead Station is just under 2.4km away.  

Whilst cycling would be a possible alternative for many 

trips, it is probable that cars would be preferred.  

Step 3: Conclusion - Broad Area “E” 

The current Green Belt boundary should be retained because it prevents 

encroachment and is important for the setting of Ashtead. 
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Footnotes 

 

1. Ermyn Way Fields (North) comprises the area bounded by The Warren (north), Crampshaw 

Lane (east), Stag Leys and ExxonMobil (west) and Ermyn Way (south). The area south of Ermyn 

Way is not being assessed for this review. 

 

2. E-1 Chace Farm is an extensive area of grassland used for hay and horses, with a farm house, 

other farm buildings, livery stables and gallop. The former Warren Farm Cottages on the 

northern edge now form a single private residence. The eastern and southern boundaries 

have ancient hedges along Crampshaw Lane and Ermyn Way (this section of the latter 

appears as part of Green Lane or Windmill Hill in the 1802 map). Some other hedges are more 

mixed in composition than might be expected from their size and the age of the extant shrubs 

and trees. Parts of the meadows support a wide range of plants characteristic of chalk 

grassland, a habitat currently recognized as a Priority Habitat by Natural England. As a 

consequence of the topography and mature trees, any development to the south of Chace 

Farm would not be visible from properties on the south side of The Warren and be screened 

by existing trees along and in the ancient boundaries from the public bridleways. Rights of 

access to the area from The Warren, a private road, would need to be resolved before any 

development could be deliverable -- unless an alternative access route could be found.  

 

3. E-2 Warren Field, a triangular grassy area used for hay and sheep grazing, sloping down from 

Stag Leys and ExxonMobil buildings to the north-western boundary of Chace Farm and 

bounded on the north by Ashtead Allotments and properties on the southern edge of The 

Warren. The grassland could be of importance for chalk grassland species but awaits an full 

ecological assessment, since to date it has only been examined from the boundaries with 

Chace Farm. 
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Ermyn Way Fields (West) - Broad Area “F”  

Step 1: Contribution to Green Belt 

 

Merging Encroachment Setting / character 

Moderate – Limited 

by the M25 to the 

west but with 

extensive agricultural 

areas with trees on 

the Leatherhead side 

of the motorway and 

agricultural areas to 

the south. 

Moderate – The area is Grade 

3 agricultural land separated 

only by a road and track (with 

an associated wooded ancient 

margin) from existing 

residential housing and an 

industrial development. It 

would be significant except 

that the M25 can be seen and 

this causes encroachment to 

be moderate. 

Minimal – Not visible from the M25 and 

screened from adjacent properties to the 

north by the ancient boundary wooded strip 

along Green Lane and Ermyn Way. Never seen 

by most Ashtead resident because there is no 

public right of way across the land. Only 

through the gate. 

 

Result of the initial public consultation: Scored as the equal third for merging, average for encroaching 

and the lowest for setting and character. 

 

Result of the final public consultation;  60% of respondents agreed with the report’s conclusion for 

Area F 

Step 2: Assessment in Terms of Sustainability 

 

Criteria SA Objective Impact of 

development 

Comments 

1 To facilitate 

the improved 

health and 

wellbeing of 

the whole 

population. 

Minor negative This area lies close to the M25 and the Leatherhead 

border. 

There is close, easy access to the countryside for 

walking and cycling along a network of footpaths and 

bridleways. The nearest children’s playgrounds may be 

found at Parsons Mead (1.8km) on Ottways Lane, or 

on the Recreation Ground off Woodfield Lane (2.6km). 

A recreational grassed area, which also allows for 

football and bowls, may be found off Forty Foot Road 

in Leatherhead (1.0km). This is accessible via a 

footpath and footbridge over the M25. Two golf clubs 

are within a short journey by car. Ashtead Park lies 2.7 

km to the east. The town of Leatherhead provides a 

Health Club.  

Gilbert House Surgery and Clinic in Wood field Lane 

are 2.6km away, St Stephens House Surgery 2.4km 

and it is 1.3km to the nearest dentist in Ottways Lane.  

Access to many of these facilities is not within easy 

walking distance but still considered reasonably 
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Criteria SA Objective Impact of 

development 

Comments 

accessible by car.   

2 To minimise 

the harm 

from 

flooding. 

Neutral This broad area is not located within flood zone 2 or 3. 

Environment Agency modelling indicates a very small 

area of potential surface water flooding in the north of 

the area, south east of the ExxonMobil buildings.  

3 To improve 

accessibility 

to all services 

and facilities. 

Minor negative The nearest shops are in Leatherhead, where some of 

the larger chain shops can be found plus two 

supermarkets (1.9km). Local shops in The Street, 

Ashtead are 2.1km away as is the Ashtead Peace 

Memorial Hall, which offers a wide range of leisure 

activities through the many groups which are based 

there. The local Youth Centre on Barnett Wood Lane is 

2.6km away and the Library is 2.1km. Churches: St 

Michael’s (2.0km), Leatherhead RC 1.8km, St George’s 

(2.6km). 

Independent education is provided by Downsend 

Prep School just over 0.7km away and St John’s in 

Leatherhead is 1.5km distant. 

4 To reduce 

noise 

pollution. 

Major negative This broad area is adjacent to the M25 which is a 

major noise source. DEFRA road noise mapping for 

nearby Ermyn Way identifies daytime noise in the 

region of 70-74.9 dB(A), rising to over 75 dB(A) in the 

west, closest to the motorway.  

5 To reduce 

light 

pollution. 

Minor negative The area is undeveloped, therefore development will 

result in an increase in light pollution related to 

increased urbanisation. The land undulates, generally 

rising upwards towards the south and as such, impact 

of further light pollution as a result of development 

could be intrusive from South Ashtead and from 

public rights of way.  

Lighting from the M25 lamps is already visible from 

this location, through the trees, but not from 

properties along the adjacent Green Lane or Ermyn 

Way which are shielded by the dense trees and 

hedgerow. 

6 To improve 

the water 

quality of 

rivers & 

groundwater 

and maintain 

an adequate 

supply of 

water. 

Minor negative There are no watercourses in or surrounding this area. 

The area is however located within groundwater 

protection zones. The majority of the site (stretching 

from the west to south east) is designated as zone 2. 

The south eastern corner is designated as zone 3. 
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Criteria SA Objective Impact of 

development 

Comments 

7 To conserve 

and enhance 

biodiversity 

and networks 

of natural 

habitat. 

Minor negative This is mainly agricultural land used for cereal 

production and not of biodiversity interest. However, 

the northern boundary is ancient and of considerable 

significance. It has many mature trees and shrubs and 

the associated unploughed field margin is particularly 

rich in plants.  

The north-western area of the site is protected by a 

Tree Preservation Order, as are areas just north of the 

broad area, within the ExxonMobil complex. No other 

nature conservation designations exist here. For 

detailed comment see footnotes below. 

8 To conserve 

and enhance 

landscape 

character and 

features, the 

historic 

environment 

and cultural 

assets and 

their setting. 

Minor negative Located within the Box Hill LCA, the broad area shares 

a similar characteristic in that there are belts of 

woodland located on the north-eastern boundary. The 

area is not designated as a conservation area and 

there are no listed buildings nearby.  

The site contains two known sites of archaeological 

potential - one that protrudes the north-eastern 

boundary from the ExxonMobil site (where Saxon 

graves were first discovered in 1927) and one small 

area located in the centre of the area. It is feasible that 

other archaeological features may be found during 

archaeological desktop survey and by evaluation 

trenching. The landscape generally gained its overall 

character from Bronze Age land systems.  

The northern margin comprises parts of Green Lane 

and Ermyn Way, part of the old main route from 

Leatherhead to London  

For detailed comment see footnotes below. 

9 To reduce the 

need to 

travel, 

encourage 

sustainable 

transport 

options and 

make the 

best use of 

existing 

transport 

infrastructure. 

Minor negative The nearest main road to the site is the A24 and there 

is easy access to the M25. The nearest station is at 

Leatherhead at a distance of 1.9km as opposed to 

Ashtead Station which is at a distance of 2.7km away, 

or slighter nearer if cycling.  

The nearest bus stop is 0.8km away, but the service is 

limited to two an hour and they are just 8 minutes 

apart. There are no evening buses and only a limited 

2-hourly service on Saturdays and Sundays.  

The new approved bicycle route proposed by Surrey 

County Coumcil and adjacent to the A24 will be 0.8km 

from site F. The new bicycle path might encourage 

greater use of the bicycle but it is probable that cars 

will be put to regular use for all services and facilities 
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Step 3: Conclusion - Broad Area “F” 

The current Green Belt boundary could be considered for amendment and 

moved to the strong M25 boundary to the south. 

 

Footnotes: 

 

1. The northern margin comprises parts of Green Lane and Ermyn Way, part of the old main 

route from Leatherhead to London (see under Area D above) and the southern margin abuts 

the M25. The farmland is used for cereal crops and of little interest in terms of natural history. 

The ancient wooded northern margin and associated unploughed field margin are however, 

rich in mixed plant communities. The angular wooded area near Quarry Gardens and the 

footbridge over the M25 includes several large ancient beech trees and is of nature 

conservation importance for these trees and associated organisms. There are two particularly 

ancient pollarded beech trees in the field close to south-eastern corner of the ExxonMobil 

property. These should be retained with Tree Preservation Orders (if not already in force) in 

view of their contribution to the ecological value of the area.  

 

2. The southern boundary, by the M25 cutting has extensive young planted woodland. This has 

obviously been done on the advice of landscape architects in an attempt sympathetically to 

mirror the boundary on the northern margin. However, the new plantings include exotic 

plants and cultivars. These trees and the topography mitigate some of the motorway noise in 

parts of the area; noise levels would be an issue to address in any proposal for development. 

We note that the noise-mitigation undertaken in relation to the post-M25 housing developed 

around Quarry Gardens appears to have been effective. Road access exists via Green Lane 

from the traffic lights on Leatherhead Road. It must be stressed that, although emphasis has 

been given to vegetation (mostly shrubs and trees), herbaceous plants, lichens and other 

fungi, insects, birds, mammals and all other animals, which contribute to species richness and 

overall biodiversity, depend on those tracts of vegetation. 
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Ashtead West Fields (South) - Broad Area “G”  

Step 1: Contribution to Green Belt 

 

Merging Encroachment Setting / character 

Significant – The only 

separation from Leatherhead 

apart from the M25 

embankment and an MVDC 

Council Depot. A gap of only 

about 200 m exists along the 

A24 after the M25 road bridge.  

Minimal – There are currently 

buildings associated with the 

three schools in this area, so 

some encroachment has already 

occurred and much of it cannot 

now be considered countryside. 

Moderate – The area is not 

generally visible except from the 

schools and properties backing 

onto it. 

 

Result of the initial public consultation: Scored highest with Ashtead Common and Ashtead West 

Fields (North) for merging and was one of the three lowest for encroaching and setting and character. 

 

Result of the final public consultation;  75% of respondents agreed with the report’s conclusion for 

Area G 

 

Step 2: Assessment in Terms of Sustainability 

 

Criteria SA Objective Impact of 

development 

Comments 

1 To facilitate the 

improved health 

and wellbeing of 

the whole 

population. 

Minor positive This area lies immediately to the south of Barnett 

Wood Lane and is bordered by the M25 to the west, 

the outskirts of the village to the east and by 

playing fields to the south. There is easy access to 

Ashtead Common (1.8km distant) via a footpath off 

Green Lane which leads to an extensive system of 

footpaths and bridleways.  

More formal recreation facilities such as football, a 

skate park, children’s playground, tennis courts, 

cricket ground and bowls club may all be found 

within 1.6km. Golf may be found at Pachesham Park 

just over 3.2km away.  

St Stephen’s House Surgery is 1.6km away and 

Ashtead Clinic, 1.7km. The nearest dentist is just 

over 0.8km away in Ottways Lane.  

2 To minimise the 

harm from 

flooding. 

Neutral The area is not located within flood zone 2 or 3. 

Environment Agency modelling indicates several 

potential areas of surface water flooding within the 

grounds of St Andrew’s School.  
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Criteria SA Objective Impact of 

development 

Comments 

3 To improve 

accessibility to all 

services and 

facilities. 

Minor positive The nearest shops are just over 0.8km further east, 

along Barnett Wood Lane. More independent shops 

and an express supermarket and restaurants are at 

Craddocks Parade within 1.2 km. Ashtead Peace 

Memorial Hall, offering a wide range of leisure 

activities and services, is 2.2km away. The library is 

within 1.7km and the Youth Centre 1.3km away. St 

George’s Church (1.1km) St Michael’s (2.0km) 

The state education schools are Barnett Wood 

Infants (2.9km), West Ashtead Junior School (1.3km) 

and The Greville, (2.41km). St Peter’s Junior School 

and St Andrews RC Secondary School are 1.3km 

distant. Therfield Secondary School is 1.4km away 

by car or 1.1km by bicycle. 

Independent education is provided by Downsend 

Prep School just over 1.5km away as is St John’s in 

Leatherhead. 

4 To reduce noise 

pollution. 

Major negative This broad area is adjacent to the M25 which is a 

major noise source. Much of the area is within a 

band where DEFRA road noise mapping indicates 

noise levels exceeding 75 dB (A), reducing to 70-

74.9 dB (A) in the east. 

5 To reduce light 

pollution. 

Minor negative The area is in use as school premises and playing 

fields and is bounded by residential development 

and the M25. Development would result in some 

increase in light but this is unlikely to be intrusive in 

the wider landscape given the proximity to existing 

developed areas and the M25. 

6 To improve the 

water quality of 

rivers & 

groundwater and 

maintain an 

adequate supply 

of water. 

Minor negative There are no watercourses near to the area. The 

southern part of the area is designated as 

groundwater protection zone. A triangular shaped 

piece of land located in the south western corner of 

the site is designated as zone 2 whilst a smaller strip 

of land adjacent to the north-east, that arches 

through St Andrew’s School across the M25, is 

designated as zone 3.  

7 To conserve and 

enhance 

biodiversity and 

networks of 

natural habitat. 

Neutral There is a Tree Preservation Order protecting the 

majority of the border surrounding G-2. This 

extends into G-1, “zigzagging” across the northern 

part of this site. No other nature conservation 

designations exist here.  

This area includes the last remnants of the ancient 

Barnett Wood. For detailed comment see footnotes 

below. 
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Criteria SA Objective Impact of 

development 

Comments 

8 To conserve and 

enhance landscape 

character and 

features, the 

historic 

environment and 

cultural assets and 

their setting. 

Neutral Located predominantly within the Esher and Epsom 

Landscape Character Area, the broad area shares a 

similar characteristic in that the area is made up of 

irregular shaped fields. The southern part of G-1 is 

partly within the Box Hill and Mole Gap LCA. There 

are no listed buildings or known sites of 

archaeological importance in the area and it is not 

designated as a conservation area. For detailed 

comment see footnotes below. 

9 To reduce the 

need to travel, 

encourage 

sustainable 

transport options 

and make the best 

use of existing 

transport 

infrastructure. 

Minor negative By car, the area is 1.7km from the station and 

marginally less by bicycle. The nearest bus stop is 

extremely close at just.1km away on Barnett Wood 

Lane. There is a half hour service during the middle 

of the day to either Guildford or Epsom and an 

hourly service at less popular times. There is a 

limited service at the weekends but no service in the 

evenings.  

The main road, Barnett Wood Lane, gives easy 

access to the road to Leatherhead or to Junction 9 

of the M25, except in the mornings when there can 

be a long tail back from the Plough Roundabout on 

the A243 and the Leatherhead Bypass. To the east, 

there is easy access to the A24 to Epsom.  

Most services and facilities are easily accessible by 

public transport or bicycle 

Step 3: Conclusion - Broad Area “G” 

The current Green Belt boundary should be retained because it prevents 

merging. 

 

Footnotes: 

 

1. G-1 includes the three schools: Downsend, St Andrew’s and St Peter’s.[Not yet surveyed] 

 

2. G-2 Barnett Wood Fields is the site of and including remnants of the ancient and formerly more 

extensive Barnett Wood which appears on the earliest maps of Ashtead (e.g. 1638). Therefore it is 

possible that this area has some biodiversity and wildlife importance for species associated with 

ancient woodland, although many ancient trees are no longer there and a field survey has not yet 

been carried out. To those driving, riding, or walking along Barnett Wood Lane, it provides a clear 

break separating Ashtead from Leatherhead and helps to maintain the impression of Ashtead 

being a discrete village. 
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Ashtead West Fields (North) - Broad Area “H”  

Step 1: Contribution to Green Belt 

 

Merging Encroachment Setting / character 

Significant – The only 

separation from Leatherhead 

apart from the steep M25 

embankment as the M25 is built 

up to on the Leatherhead side. 

Moderate – There are currently 

no buildings, so any 

development would constitute 

an encroachment. Not scored as 

“significant” only because of the 

disruption already caused by the 

M25 and associated earthworks. 

 

 

Significant –The southern part 

is highly significant for those 

entering the village along 

Barnett Wood Lane where the 

pasture with grazing horses 

gives the impression of a 

discrete village being entered. 

The northern area is not visible 

to Ashtead residents, except 

from those with properties 

backing onto it. 

 

Result of the initial public consultation: Scored highest with Ashtead Common and Ashtead West 

Fields (South) for merging and was one of the three lowest for encroaching and setting and character. 

 

Result of the final public consultation;  76% of respondents agreed with the report’s conclusion for 

Area H 

 

Step 2: Assessment in Terms of Sustainability 

 

Criteria SA Objective Impact of 

development 

Comments 

1 To facilitate the 

improved health 

and wellbeing of 

the whole 

population. 

Minor 

positive 

This area lies immediately to the north of Barnett 

Wood Lane and is bordered by the M25 to the west 

and the outskirts of the village to the east and by fields 

and Ashtead Common to the north. There is easy 

access to Ashtead Common leading to an extensive 

system of footpaths and bridleways.  

More formal recreation facilities such as football, a 

skate park, children’s playground, tennis courts, cricket 

ground and bowls club may all be found just over 1.2 

km away. Golf may be found at Pachesham Park just 

over 3.2km away.  

St Stephen’s House Surgery is 1.6km away and Ashtead 

Clinic, 1.7km. The nearest dentist is just over0 .8km 

away in Ottways Lane. 

2 To minimise the 

harm from 

flooding. 

Minor 

negative 

The northern part of this broad area is situated in both 

flood zones 2 and 3. Environment Agency modelling 

indicates extensive potential areas of surface flooding, 
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Criteria SA Objective Impact of 

development 

Comments 

particularly within the boundary of flood zone 3 along 

the Rye Brook Stream. Shallow and deep flooding may 

occur here once in every 30 years, with a slightly larger 

area being covered by deep flooding every 200 years. 

About one third of the field to the south of the railway 

line includes areas potentially affected by surface water 

flooding. The same area in this field is likely to be 

affected by shallow and deep water flooding every 30 

years but quite extensively once every 200 years.  

3 To improve 

accessibility to all 

services and 

facilities. 

Minor 

positive 

The nearest shops are just over 0.8km further east 

along Barnett Wood Lane. More independent shops, an 

express supermarket and restaurants are at Craddocks 

Parade just under 1.2 km away. Ashtead Peace 

Memorial Hall offering a wide range of leisure activities 

and services is 2.2km away, the library is 1.7km and the 

Youth Centre 1.3km away. St George’s Church (1.1km) 

St Michael’s (2.0km). 

State education schools are Barnett Wood Infants 

(2.9km), West Ashtead Junior School (1.3km) and The 

Greville, (2.41km). St Peter’s Junior School and St 

Andrew’s RC Secondary School are 1.3km distant. 

Therfield Secondary School is 1.4km away by car, or 

1.1km by bicycle. 

Independent education is provided by Downsend Prep 

School just over 1.5km away as is St John’s in 

Leatherhead. 

4 To reduce noise 

pollution. 

Major 

negative 

This broad area is adjacent to the M25 which is a major 

noise source. Much of the area is within a band where 

DEFRA road noise mapping indicates noise levels 

exceeding 75dB (A), reducing to 70-74.9dB (A) in the 

east.  

The railway line is also a source of noise pollution, 

along a narrow corridor perpendicular to the 

motorway. 

5 To reduce light 

pollution. 

Minor 

negative 

The area is a narrow belt of open land, between the 

M25 and existing residential development. 

Development would result in some increase in light but 

this is unlikely to be intrusive in the wider landscape 

given the proximity to existing developed areas and 

the M25 lighting. 

6 To improve the 

water quality of 

rivers & 

groundwater and 

Minor 

negative 

The Rye Brook Stream flows along the northern border 

of the area and therefore there is potential risk to the 

water quality of the river as a result of broader 

development. 
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Criteria SA Objective Impact of 

development 

Comments 

maintain an 

adequate supply 

of water. 

There are no groundwater protection zones in the 

broad area.  

7 To conserve and 

enhance 

biodiversity and 

networks of 

natural habitat. 

Neutral This is an area of agricultural land used for grazing and 

hay to the south, with a central marshy area and further 

fields to the north. The bridleway on the east side, 

leading to Ashtead Common, is ancient with some 

massive trees, particularly of ash.  

The broad area is located within the Esher and Epsom 

LCA. Hedgerows line the western boundary that 

adjoins the M25. The two fields that make up the area 

are irregularly rectangular shaped.  

There are no listed buildings, sites of known 

archaeological potential, or sites of conservation 

designation within the area and its environs. For 

detailed comment see footnotes below. 

8 To conserve and 

enhance landscape 

character and 

features, the 

historic 

environment and 

cultural assets and 

their setting. 

Minor 

negative 

There are no conservation designations on this area.  

The land maintains the separation from the M25 and 

Leatherhead and provides a well-defined green 

entrance to the village. For detailed comment see 

footnotes below. 

9 To reduce the 

need to travel, 

encourage 

sustainable 

transport options 

and make the best 

use of existing 

transport 

infrastructure. 

Minor 

negative 

The area is 1.7km from the station and marginally less 

by bicycle. The nearest bus stop is extremely close at 

just 0.1km away on Barnett Wood Lane. There is a half 

hour service during the middle of the day to either 

Guildford or Epsom and an hourly service at less 

popular times. There is a limited service at the 

weekends but no service in the evenings.  

The main road, Barnett Wood Lane, gives easy access 

to the road to Leatherhead or to Junction 9 of the M25 

except in the mornings when there can be a long tail 

back from the Plough Roundabout on the A243 and 

the Leatherhead Bypass. To the east, there is easy 

access via the A24 to Epsom. Most services are easily 

accessible by public transport or bicycle. 
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Step 3: Conclusion - Broad Area “H” 

The current Green Belt boundary should be retained because it prevents 

merging and establishes a green entrance to Ashtead, preserving its setting and 

identity as a village. Any introduction of urbanizing features would be contrary 

to its value in preserving the rural setting of the village.  

Footnotes: 

 

1. The field is crossed by the railway line and the southern part has a particularly steep 

embankment up to the M25. This area is mainly used for grazing horses. We also understand 

that major services are buried underground in the southern section. The central part is subject 

to flooding from the Rye Brook and crossed by a pylon line. There is currently no vehicular 

access. The area has not yet been surveyed for its biodiversity and wildlife importance.  
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Ashtead Woods - Broad Area “I”  

Step 1: Contribution to Green Belt 

 

Merging Encroachment Setting / character 

Minimal – To the east and 

north, but on the western 

side only separated by one 

field (in Area H) from built-

up areas of Leatherhead by 

the M25/Leatherhead By-

Pass (A243) junction.  

Moderate – There are 

already some substantial 

dwellings in the northern 

part of the area. There are 

other urbanizing signs such 

as roads and pylons. 

 

Moderate – The area is a characteristic 

part of Ashtead with substantial 

properties in a leafy area between the 

southern margin of Ashtead Common 

NNR and the meadows adjoining the 

Rye Brook. 

Significant – The Meadows are being 

developed as a wildlife area which, it is 

understood, will in due course be open 

to the public. 

 

Result of the initial public consultation: Scored equal third for merging, just above average for 

encroaching and equal fifth for setting and character. 

 

Result of the final public consultation;  79% of respondents agreed with the report’s conclusion for 

Area I 

 

Step 2: Assessment in Terms of Sustainability 

 

Criteria SA Objective Impact of 

development 

Comments 

1 To facilitate the 

improved health 

and wellbeing of 

the whole 

population. 

Minor negative This area lies between the southern margin of Ashtead 

Common and the pastures adjoining the Rye Brook. It 

can therefore give immediate access to footpaths and 

bridleways for extensive walks towards Epsom Common 

to the east.  

Ashtead Recreation Ground with its facilities of a skate 

park, football fields and children’s playground and the 

nearby cricket ground and bowls club are all within 

2.0km, whether travelling by car or by using the 

footpath leading to Green Lane.  

The nearest healthcare can be found at St Stephen’s 

House Surgery (1.5km) and Ashtead Clinic (2.0km); the 

dentist in The Street (2.6km).    

2 To minimise the 

harm from 

flooding. 

Minor negative The land at the south of the broad area, I-3,the flood 

plain of the Rye Brook is in flood zone 2 and 3. This 

extends slightly into the south of I-2. The area is also 

modelled as having potential to experience shallow 

flooding once in every 30 years and deep flooding one 
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Criteria SA Objective Impact of 

development 

Comments 

in 200 years. Small patches along The Rye Brook may 

experience deep flooding once in 30 years.  

3 To improve 

accessibility to all 

services and 

facilities. 

Minor negative A small parade of independent shops may be found on 

Barnett Wood Lane via the footpath leading to Green 

Lane (1.4km), or a wider range of shops, express 

supermarket and restaurants on Craddocks Parade 

2.9km distance by car or bicycle. Ashtead Peace 

Memorial Hall is 2.4km away, the library 2.0km and the 

Youth Centre is 1.6km away via the footpath, or 

approximately 2.0km by road. Churches: St George’s 

just under 1.4km if walking via the footpath or 2.1km by 

car. St Michael’s – 2.2km. 

State education schools are:  Barnett Wood Infants 

(2.0km); The Greville (2.6km); West Ashtead (3.64km by 

car or 2.19km by bicycle); St Peter’s Junior School and 

St Andrew’s RC Secondary School (within 2.8km if 

cycling). Therfield is 4.6km by car or 2.9km if cycling. 

Independent Schools are Downsend Prep School 

(3.9km) and St John’s just less than 4.8km. 

4 To reduce noise 

pollution. 

Minor negative DEFRA mapping does not cover the undeveloped land 

in this area, but noise levels within the adjacent 

residential areas to the south have been mapped as 65-

69.9 dB(A), falling to 60-64.9dB(A) in the east.  

5 To reduce light 

pollution. 

Major negative Although the area already contains a limited amount of 

housing development, it is at very low density and is 

separated from the settlement boundary by the Rye 

Brook and open paddocks. Development would result 

in increased light pollution through increased 

urbanisation.  

6 To improve the 

water quality of 

rivers & 

groundwater and 

maintain an 

adequate supply 

of water. 

Minor negative The Rye Brook runs between the borders of site I-2 and 

I-3 in the south of the broad area and therefore there is 

potential risk to the water quality of the river as a result 

of broader development. There are no groundwater 

designation zones within the area. 

7 To conserve and 

enhance 

biodiversity and 

networks of 

natural habitat. 

Major Negative There are no nature conservation designations within 

the area. However, there is a small band of trees 

protected by a Tree Preservation Order to the south-

east and a SSSI covering Ashtead Common to the 

north.  

The area consists mainly of agricultural land used for 

grazing horses and hay. It is also the most extensive 

meadowland in Ashtead along the Rye Brook. It is rich 
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Criteria SA Objective Impact of 

development 

Comments 

in plants and associated wildlife and also subject to 

flooding. It also provides a buffer and wildlife corridor 

for the National Nature Reserve to the north. 

Meadows are rare in the area and the land around Rye 

Brook should be managed so as to encourage meadow 

and streamside plants. There have, however, been 

extensive recent plantings of groups of trees in parts of 

the area which may not be compatible with that long-

term objective. For detailed comment see footnotes 

below. 

8 To conserve and 

enhance 

landscape 

character and 

features, the 

historic 

environment and 

cultural assets 

and their setting. 

Major Negative The area is situated within the Esher & Epsom LCA. Key 

characteristics include small to medium sized, 

irregularly shaped fields; hedgerow-lined roads; and the 

passing of the M25 to the west. There are no listed 

buildings, known sites of archaeological potential, or 

conservation designations within the area.  

Historically this is an agricultural adjunct to the woods 

of Ashtead Common and provide a pleasant margin to 

that protected area. It includes some large Edwardian 

and post-Edwardian properties of character in the 

northern part. For detailed comment see footnotes 

below. 

9 To reduce the 

need to travel, 

encourage 

sustainable 

transport options 

and make the 

best use of 

existing transport 

infrastructure. 

Minor negative The station by car and bicycle is 1.4km away. The 

nearest bus stop by way of the footpath is 1.2km away 

on Barnett Wood Lane. From here there is a half-hourly 

service during the middle of the day to either Guildford 

or Epsom and an hourly service at less popular times. 

There is a limited service at the weekends and no 

service in the evenings.  

The nearest main road (having crossed the railway line) 

is Barnett Wood Lane, which gives easy access to the 

road to Leatherhead or to Junction 9 of the M25, except 

in the mornings when there can be a long tail back 

from the Plough Roundabout on the A243, the 

Leatherhead Bypass. To the south there is easy access 

to the A24 towards Epsom.  

The level crossing creates holdups on a regular basis 

throughout the day and evening. This is a significant 

drawback to new development since all facilities 

reached by road are the other side of the crossing. 

Although there is access to services and facilities on 

foot or bicycle it is likely the car would be used for most 

journeys.  
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Step 3: Conclusion - Broad Area “I” 

The current Green Belt boundary should be retained to prevent further 

encroachment and safeguard the character of Ashtead.  

Footnotes: 

 

1. This is a complex area with three distinct sections occupying an area between Ashtead Common 

NNR and the properties in Lower Ashtead backing onto the Rye Brook Marshes. The area was 

already given over to fields separated out of the woods in the earliest detailed map of Ashtead 

(1638), but housing developments appear to be much later, following on from the marking out of 

Ashtead Wood Road in 1894 and complicated by issues of access over the railway line. Any 

addition to the current traffic pressure on the level crossing by Ashtead Station would be a major 

concern if any further development in the area were to be contemplated. 

 

2. I-1 Ashtead Woods Road (North) includes a number of substantial properties in large plots, 

associated paddocks and some stables, all set in leafy surroundings with many mature trees. The 

area has a distinctive character, with spectacular views to the south across Ashtead to the Downs 

and is much sought-after. Any development in this section should retain the current character of 

the area. No development should be considered if it were planned outside the boundaries of 

existing properties. 

 

3. I-2 Ashtead Woods Road (South) has a series of pastures sloping gradually down towards the Rye 

Brook and is currently mainly used for horses. Any development in this section would be a major 

encroachment into the current Green Belt and any modern housing development would detract 

from the special character of the area. The area has not yet been surveyed for its biodiversity and 

wildlife interest. 

 

4. I-3 Rye Brook Marshes is an area subject to a flooding risk which is currently being actively 

developed by the owner to enhance its nature conservation value by extensive tree plantings and 

possibly by the creation of some new ponds. The greatest potential is for the conservation of 

meadowland and waterside plants which could be adversely affected by additional tree planting. 

As flood-plain meadows are a scarce habitat in the vicinity of Ashtead, the section merits 

recognition as of Special Nature Conservation Interest and has the potential to develop into a 

major asset to the amenities of Ashtead. No ecological survey has yet been done by ACV. 
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 Ashtead East - Broad Area “J”  
 

(NB: An aerial photograph with the breakdown of broad area J can be seen in Appendix 2)  

Step 1: Contribution to Green Belt 

 

Merging Encroachment Setting / character 

Minimal – One section is 

contiguous with the Epsom & 

Ewell Green Belt and owned by 

that Council. Development has 

already occurred along this 

border with Epsom GB along 

Farm Lane and “filling-in” the 

remaining available spaces in 

the area does not appear to 

constitute a significant change 

in the merging status quo. 

Significant – The area 

designated as J2. 

Minimal – Adjacent to and 

between already developed 

areas. Development would thus 

not result in any significant 

encroachment into open 

countryside, although there 

would be some intensification 

and consolidation of the existing 

pattern of development.  

Moderate – 

Most of the area is screened by 

walls or trees from the roads, 

other than the nursery fronting 

Pleasure Pit Road. However, the 

area includes parts of the 

Ashtead House Conservation 

Area and the Grade II Registered 

Ashtead Park. There are a 

number of listed buildings, 

although the majority are within 

the built up area. Therefore, 

although public views into much 

of the land are limited, the area 

does make some contribution to 

the setting of this more historic 

part of Ashtead. 

 

Result of public consultation: This unit was not included as separate from B in the initial Housing and 

Green Belt Boundary  survey. 

 

Result of the final public consultation:  50% of respondents disagreed with the report’s original 

conclusion for Area J. As a result, this has been amended. 

Step 2: Assessment in Terms of Sustainability 

 

Criteria SA Objective Impact of 

development 

Comments 

1 To facilitate 

the improved 

health and 

wellbeing of 

the whole 

population. 

Neutral This area is on the extreme east side of the village on the 

boundary with Epsom. Ashtead Park (0.8km) allows for 

walking in a wooded area and by travelling 1.2 km and 

crossing the A24, there is easy access to Ashtead Common 

with its extensive footpaths and bridleways. The area is also 

within 1.6km of the open countryside to the south of the 

village.  

More formal activities such as the children’s playground, 

tennis courts, football fields and skate park are to be found 

on the Recreation Ground and are 2.0km away as is the 

Cricket Club and Bowls Club. The RAC Club is 0.8km away. 
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Criteria SA Objective Impact of 

development 

Comments 

The nearest healthcare is Gilbert House Surgery and 

Ashtead Clinic (2.0km) and the nearest dentist is in The 

Street, 1.4km distant. 

2 To minimise 

the harm 

from flooding. 

Minor 

negative 

The area is not located within flood zone 2 or 3.  

Environment Agency modelling indicates areas with 

potential for shallow and deep surface water flooding in the 

vicinity of the Ashtead Park Garden Centre  

3 To improve 

accessibility 

to all services 

and facilities. 

Neutral The nearest parade of shops, including an express 

supermarket and restaurants, is in The Street 1.4km away. 

Ashtead Peace Memorial Hall, offering a wide range of 

activities and services, is about 1.6 km away and the Library 

is 2.0km. The Youth Centre is 2.4km distant and the 

churches are as follows: St Giles’ (1.2km) and St Michael’s 

(1.9km) 

City of London Freemen’s School (1.4km) provides an 

Independent education. For the state system: St Giles’ 

Infants (1.2km);The Greville (1.9km); West Ashtead (2.83km); 

St Peter’s and St Andrew’s RC Schools (just over 3km); and 

Therfield 4.9km. For single sex education for girls, Rosebery 

School in Epsom is 2.4km away.  

4 To reduce 

noise 

pollution. 

Neutral There are no major noise sources in this broad area. DEFRA 

mapping indicates noise levels between 55 dB (A) to 59.9 dB 

(A).  

5 To reduce 

light 

pollution. 

Minor 

negative 

The area includes some existing development, namely a 

garden centre, nursery buildings and a private dwelling. 

Housing development may result in some increased 

external lighting, but is unlikely to be intrusive in the wider 

landscape.  

6 To improve 

the water 

quality of 

rivers & 

groundwater 

and maintain 

an adequate 

supply of 

water. 

Minor 

negative 

The lake giving rise to the Rye Brook is located in Area J-3  

There are no groundwater protection zone designations. 

 

7 
 

To conserve 

and enhance 

biodiversity 

and networks 

of natural 

 

Minor 

negative 

 

 

This land is already developed with a former chalk pit, a 

nursery and garden centre and lawns with mature trees on 

parts of the boundaries. The lake is favoured by wetland 

birds. For detailed comment see footnotes below. 

Ashtead Park is designated a Local Nature Reserve and a 

Site of Nature Conservation Importance and the impact on 
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Criteria SA Objective Impact of 

development 

Comments 

habitat. nature conservation interests would have to be assessed if 

development was considered, particularly in area J-3. 

8 To conserve 

and enhance 

landscape 

character and 

features, the 

historic 

environment 

and cultural 

assets and 

their setting. 

Minor 

negative 

Areas J-1 and J-3 are located within the Esher and Epsom 

LCA whereas Area J-2 is within the Box Hill LCA. The latter 

site is much more wooded and secluded than the other two. 

There are no known sites of archaeological potential in the 

area. 

Area J-1  abuts the  Ashtead House conservation area and 

Area J-3 includes parts of the Conservation Area. 

There are three listed buildings nearby, Park Farm House, 

Ashtead House and The Old Headmaster’s House. The very 

high brick walls of the kitchen garden to the Old 

Headmaster’s House are also listed, and extend into the 

southern part of area J-3.   The Ice House, a Grade II listed 

building, is in the south-eastern corner of J-3. 

Ashtead Park is a Grade II Registered Park. The part of J-3 

west of Farm Lane is in the Registered Park. 

For detailed comment see footnotes below. 

9 To reduce the 

need to travel, 

encourage 

sustainable 

transport 

options and 

make the best 

use of 

existing 

transport 

infrastructure. 

Minor 

negative 

The nearest main road, the A24 is 1.2km away, as is the 

nearest bus stop. Here there is a more frequent service than 

other parts of the village in that it is on the route of four 

buses. There is, however, a limited service at the weekends 

and no evening service.  

Ashtead Station is 2.9km away by car and bicycle and 

Epsom Station is 3.2km but with very limited car parking. 

There are no services or facilities close to this area and, 

although access would be possible by bicycle, the car is 

more likely to be used at all times. 

The highway network within Area J includes several very 

narrow lanes, many without footpaths and with restricted 

visibility. There is a history of development being refused on 

highways grounds at the Ashtead Park Garden Centre site, 

with concerns being raised about the safety of highway 

junctions off both Farm Lane and Pleasure Pit Road. 
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Step 3: Conclusion - Broad Area “J” 

Consideration could be given to excluding parts of Areas J-1 and J-3 from the 

Green Belt in the built up area, in view of the fact that neither area has been 

identified as serving a “Significant” function against any of the Green Belt 

purposes.  

However, the Sustainability Appraisal highlights significant heritage and nature 

conservation assets in this location, along with concerns about highway safety, 

which place significant constraints on additional development. 

 

Footnotes: 

 

1. The areas considered here are located close together and some parts have been subject to 

extensive modification.. 

 

2. J-1 Garden Centre. Apart from the existing buildings, the site is mostly paved or metalled. 

Marginal trees consist of planted non-natives. Because of the existing development on the site, it 

may be considered as being a developed site. Replacement of the Garden Centre by housing 

could be expected to result in a change in the volume and pattern of traffic. 

 

3. J-2 Old Chalk Pit ( also known as the Pleasure Pit). It has been filled in by dumping and little of the 

old cliff faces are now visible.  It adjoins the rear of dwellings on the southern and western sides, 

while the east side abuts onto a tree-covered area which has an electricity pylon and has been a 

tip. This  belongs to Epsom and Ewell Council and is part of its Green Belt. The trees around the 

boundary of the site are substantial and have Tree Preservation Orders but some are in need of 

management. The internal part of the site has luxuriant growths of plants, including non-natives 

which derive from past use as a nursery for the nearby Garden Centre.   

 

4. J-3  (East) On the eastern side of Farm Lane, over a distance about 150m, there is a large field-like 

lawn area screened from the road by closely spaced trees.  The area slopes down eastwards and 

there is an ornamental pond to the north. This pond feeds the Rye Brook, probably from springs 

arising from the chalk/clay boundary. There are numerous specimen trees, especially around the 

margins and lake and these are of potential amenity value. There are properties to the north and 

south.  To the north is a house in a “barn conversion style” which is in turn adjacent to Park Farm 

House, a prominent listed building.  To the southeast is The Pines, a large private house. To the 

south the area includes a small part of the Conservation Area which contains The Coachhouse, 

and beyond that and out of sight,  the 17
th

 century Ashtead House, a listed building screened by 

high brick walls.  The Ice House, a Grade II listed building, is in the far south-eastern corner of  J-3 

east. 

 

5. J-3 (west) The area is an eastern limb of Ashtead Park (area B) and includes a nursery and the 

small paddock north of it and an area enclosed by very tall listed brick walls opposite Ashtead 

House.. The latter area is part of a conservation area.  It has has not yet been surveyed with regard 

to biodiversity. 

 

6. Any development in area J would need to be appropriate to maintain the character of an area so 

close to the Ashtead House Conservation Area and Park Farm House and Grade II Registered 

Ashtead Park  
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General Notes regarding Sustainability Criteria 

Transport 

 

Trains 

There is a good, regular service from Ashtead station to London Waterloo and Victoria or to Guildford 

and all points west. 

 

Buses 

Areas D, E and F will be served by the 408 and 516 travelling along the A24. They each run every hour 

but only 8 minutes apart. Areas G, H, I will be served by the 479 and 489 going along Barnett Wood 

Lane. This service during the busy part of the day is every half hour, but at quieter times just once an 

hour. Area J will have the benefit of all four buses. There are no buses in the evenings on any route. 

Infrastructure 

 

Doctors 

Capacity issues have been identified within Ashtead’s GP surgeries and would need to be addressed if 

there were to be any significant increase in the number of residents. 

 

Schools 

Capacity issues have also been identified for all schools in Ashtead and would need to be addressed if 

there were to be any significant increase in the expected number of children in the area. 

Designations 

 

Agricultural Land 

Grade 3 - good to moderate quality agricultural land. 

Land with moderate limitations which affect the choice of crops, timing and type of cultivation, 

harvesting or the level of yield. Where more demanding crops are grown yields are generally lower or 

more variable than on land in Grades 1 and 2. 

 

Buildings 

All buildings built before 1700 which survive in anything like their original condition are listed, as are 

most of those built between 1700 and 1840. In England there are approximately 374,081 listed 

building entries. 

 

Grade II* buildings are particularly important buildings of more than special interest; 5.5% of listed 

buildings are Grade II*. 

 

Grade II buildings are classed as nationally important and of special interest; 92% of all listed buildings 

are in this class. 
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APPENDIX 1 – MAP OF GREEN BELT BROAD AREAS 
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APPENDIX 2 - DETAILED MAP OF AREA J 
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APPENDIX 3 - RESPONSES TO INITIAL CONSULTATIONS  
 

Consultation with local residents involved two surveys. The initial online survey was conducted in 

April/May 2013 and the key points from its findings are given below. 

 

A further short survey was conducted at the Ashtead Village Day in order to boost the number of 

younger respondents to the original survey and in particular, it sought their views on development in 

the Green Belt and Ashtead.  

 

There were 609 responses of which 502 were fully complete which means they answered all questions 

which “required” an answer, i.e. the GBBR questions. 99% of the respondents lived in Ashtead. 

Statistically, from a population of 10,000; 400 responses are required from a random sample for a 

margin of error of 5%. 

E.g., a result scored 3.4 could mean from 3.23 to 3.57 (see www.surveymonkey.com).  

 

 It is  accepted that the survey was not based on a random sample and it must be emphasised that 

planning decisions are not simply based on votes counted. 

 

 

Merging  

 

              
 

 

http://www.surveymonkey.com/
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Encroaching 

 

 
 

 

 

Setting and Character 
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APPENDIX 4 - FINAL CONSULTATION ONLINE SURVEY 
         

GBBR survey summary 

results 

Online Paper Total % age 

Agree All Conclusions 

  

Yes 135 23 158 29.87% 

No 305 66 371 70.13% 

         Total resps 440 89 529   

Agree Area A Yes 356 76 432 81.66% 

   No 25 7 32 6.05% 

   No answer 59 6 65 12.29% 

    Total resps 440 89 529   

Agree Area B Yes 363 77 440 83.18% 

   No 19 7 26 4.91% 

   No answer 58 5 63 11.91% 

    Total resps 440 89 529   

Agree Area C Yes 361 75 436 82.42% 

   No 20 9 29 5.48% 

   No answer 59 5 64 12.10% 

    Total resps 440 89 529   

Agree Area D Yes 341 75 416 78.64% 

   No 34 8 42 7.94% 

   No answer 65 6 71 13.42% 

    Total resps 440 89 529   

Agree Area E Yes 326 68 394 74.48% 

   No 51 16 67 12.67% 

   No answer 63 5 68 12.85% 

    Total resps 440 89 529   

Agree Area F Yes 265 53 318 60.11% 

   No 117 31 148 27.98% 

   No answer 58 5 63 11.91% 

    Total resps 440 89 529   

Agree Area G Yes 332 65 397 75.05% 

   No 43 18 61 11.53% 

   No answer 65 6 71 13.42% 

    Total resps 440 89 529   

Agree Area H Yes 337 64 401 75.80% 

   No 44 19 63 11.91% 

   No answer 59 6 65 12.29% 

    Total resps 440 89 529   

Agree Area I Yes 344 75 419 79.21% 

   No 33 7 40 7.56% 

   No answer 63 7 70 13.23% 

    Total resps 440 89 529   

Agree Area J Yes 183 36 219 41.40% 

   No 209 53 262 49.53% 

   No answer 48 0 48 9.07% 

    Total resps 440 89 529   

 

It is  accepted that this second survey was also not based on a random sample. It must be emphasised 

that planning decisions are not simply based on votes counted. 
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APPENDIX 5 – ABBREVIATIONS 
 

ACV Ashtead Community Vision (the working group of the Neighbourhood Forum) 

DEFRA Department for Environment, Food and Rural Affairs 

CC (Surrey) County Council 

GBBR Green Belt Boundary Review 

LCA Local Conservation Area 

SA Sustainability Assessment 

MVDC Mole Valley District Council 

MV Mole Valley 

SAP Standard Assessment Procedure 

SCC Surrey County Council 

NDP Neighbourhood Development Plan 

SNCI Special Nature Conservation Interest 

NPPF National Planning Policy Framework 

SSSI Site of Special Scientific Interest 

 


