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Site ref:    AS11          Site Name or Address:  Land South of Ermyn Way 
 

 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed Land Use:  Residential 
 
Total Site Area (Ha):  11.4 Ha 
 
Description:   
The site comprises an area to the south of 
Green Lane and Ermyn Way, bounded to the 
south by the M25 motorway. The land is 
currently used for the farming of cereal crops. 
To the north of Green Lane and Ermyn Way 
are residential developments and the Exxon 
Headquarters building. To the east is further 
farm land. Access would be obtained from 
Ermyn Way. 
 
The land rises gently from the M25 in the west 
and then falls again for the last third. There are 
trees along the northern and western 
boundaries. The wooded area to the north is of 
conservation importance and there are two 
areas of archaeological importance within the 
site. 
 
This area is adjacent to the M25. A noise 
impact assessment performed on behalf of the 
landowner concludes that the use of 
appropriate measures would allow 
development within allowable limits, but this is 
something which will require further 
investigation and consideration. 
 
The site is located 1.9k from Leatherhead 
railway station and shops. It is within 800m of 
a bus route and there are local employment 
opportunities. 
 
Relevant planning history including current 
applications:   

This site has not previously been put forward 
for development. 
 
Green Belt Boundary Review: 
This site is within the Green Belt, identified as 
Area F in Ashtead’s Green Belt Boundary 
Review. This area was considered to perform 
a moderate role with regard to merging and 
encroachment and minimal with regard to 
setting, when assessed against the role of the 
Green Belt. 
. 
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Access and travel issues:  

 Access would be obtained from Ermyn Way. 

 The site is located within 800m of the A24 with its cycle route (under construction at the time 
of writing) and existing bus service. 

 There is a footpath across the M25 next to Green Lane, which would be the most direct route 
to walk to Leatherhead for services and transport. 

 The nearest station is at Leatherhead at a distance of 1.9km. Ashtead Station is at a distance 
of 2.7km away, or slighter nearer if cycling. 

 
The views of the Highways Authority will be required about the impact of a significant increase in 
traffic at the traffic-light junction with the A24 where there is already heavy congestion at peak times. 
 
Where are key services and community facilities?   
 
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). 
 
Gilbert House Surgery and Clinic in Woodfield Lane are 2.6km away, St Stephens House Surgery 
2.4km and it is 1.3km to the nearest dentist in Ottways Lane.  
 
There is close, easy access to the countryside for walking and cycling along a network of footpaths 
and bridleways leading off the made-up section of Ermyn Way and over the M25 via Green Lane. 
 
Ashtead’s nursery school facilities are currently in short supply and cannot meet existing local 
demand.  Similarly, GP practices are close to, if not at, full capacity. 
 
Flood Risk:   
The site is located in Flood Zone 1. There are no water courses or other known sources of flooding 
affecting the site. The Environment Agency consider that small areas along the northern boundary 
may be vulnerable to surface water flooding. However, this data should be treated with caution as the 
information is based on computer modelling rather than evidence of actual flooding on site. 
 
Nature Conservation & Biodiversity 

Is the site within or adjacent to a: 

 National Nature Reserve:     No 

 Site of Special Scientific Interest (within 50m):  No 

 Local Nature Reserve:     No 

 Site of Nature Conservation Importance:   No. However, ACV’s investigations have 
discovered that the angular wooded area near Quarry Gardens and the wooded area to the 
North along Ermyn Way are of nature conservation importance. In particular there are ancient 
beech trees in the south western corner and two particularly ancient pollarded beech trees in 
the field close to south-eastern corner of the Exxon Mobil property. 

 A Tree Preservation Order covers the group of trees at the western extreme of the site. 
 
Landscape Character 
The site is not in the AONB or AGLV. 
 
The site is within the Box Hill Landscape Character Area (see Landscape SPD, adopted July 2013).  
This is a large LCA taking in the whole of the Box Hill and Headley area, from the southern fringes of 
Leatherhead and Ashtead south to the Box Hill escarpment.  
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The thick tree belt along the northern boundary reflects the “woodland belts, shaws and thick hedges” 
which are listed among the key characteristics of the Box Hill area. However, the immediate 
landscape does not feature the large tracts of open downland, heathland, wood pasture and 
commons which are found further to the south. This site is in agricultural use and is sandwiched 
between the built up area and the motorway, within an landscape which is more “managed” than the 
Box Hill area as a whole. 
 
The wooded area to the north and the margins of the site are often used by dog walkers, but there is 
no permitted public access within the land itself. The public rights of way are north of the tree belt. 
 
Is the site on Agricultural Land Grades 1 to 3a?  

The southern part of the site (about half the area south of the tree belt) is Grade 3 Agricultural Land. 
The rest is not classified. 
 
The Built Environment and Heritage 

The site is not in a Conservation Area and there 
are no listed buildings on or adjacent to the site. 
There is, however, a site of archaeological 
interest in the southern part of the site, and 
another to the north which includes part of the 
tree belt (see map). 
 
Editor’s note: This map does not show the 
correct boundary of the proposed site. 
 
 
 
 
 
 

 
The site lies just south of the West Ashtead Character Area as defined in the Built-up Areas 
Character Appraisal for Ashtead, adopted February 2010.  West Ashtead takes in residential areas 
on either side of Epsom Road, in the west of the village. Housing densities are relatively low density, 
typical of the 1920s/30s when most of the houses were built. The key characteristics of the area 
include: 

• Dwellings set back from main through routes, with front gardens and large street trees 
creating a sense of space and maturity. 

• Several large 1930s houses and also individual estates, such as Stag Leys, are located near 
this site, to the North West). 

• Strong garden settings and direct access to open countryside, via the rights of way network 
(including the bridleway and byway along the northern boundary of this site. 

• Major employment use at Exxon Headquarters (immediately adjacent to this site, to the 
north). 

 
How will the development of the site contribute towards Green Infrastructure provision?  
The agents for the landowner have stated that the owner “owns land east of the site and can assist 
where viable in the protection and enhancement of the retained Green Belt and in the proportionate 
provision of green infrastructure initiatives as may be required under MVDC Policy.” 
 
Physical Constraints / Considerations 
Are there any issues regarding: 

 Rights of Way across the site: Not across the site, but bridleway/byway 116 follows the 
northern boundary, providing a strong east/west connection through the countryside south of 
Ashtead. 
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 Slopes / topography: The land rises gently west to east from the M25 and then falls for the 
last third. 

 Telephone masts, sub-stations, pylons: Some maps show that there is an overhead electricity 
cable running north/south across the site, south of the Exxon building. However, this is no 
longer present. 

 Not within the site, but there is an area of contaminated land to the north, in the Exxon site 

 Current or historic landfills: No 

 Air pollution: Given the site’s close proximity to the M25, an air pollution study will be required. 

 Noise: There is a significant issue with noise from the M25, affecting two-thirds of the site. 
The picture below is extracted from a noise survey conducted on behalf of the landowner, 
which shows the extent. The conclusion of this survey was that with appropriate noise 
mitigation measures ambient noise levels would be acceptable.  
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The extract above refers to the following Noise Exposure Categories (NECs), as they were defined in 
PPG24: Although PPG24 is no longer in force, this provides a useful indication of the implications of 
the noise levels experienced on the site: 
 
 

NEC Description 

A Noise need not be considered as a determining factor in granting planning permission, 
although the noise level at the high end of the category should not be regarded as a 
desirable level. 

B Noise should be taken into account when determining planning applications and, where 
appropriate, conditions imposed to ensure an adequate level of protection against noise. 

C Planning permission should not normally be granted. Where it is considered that permission 
should be given, for example because there are no alternative quieter sites available, 
conditions should be imposed to ensure a commensurate level of protection against noise. 

D Planning permission should normally be refused. 

 
Cross Boundary & Other Constraints / Considerations:  None identified. 
 
Deliverability:   

The site is immediately available for development. 
 
Suitability 
The site could potentially provide a large number of dwellings, including affordable housing. 
However, there would be a significant impact on the local infrastructure – traffic, schools and GP 
surgeries. It is on the outskirts of the village and some distance from local shops. The noise issues 
may mean that other sites in the District are concluded to be more suitable for residential use. 
 
Availability 
The site could start to be developed within three years. 
 
Achievable  

There are a number of constraints to be addressed, including access and infrastructure, so 
achievability is uncertain. 
 
How many dwellings can the site expect to deliver?  

Using the MVDC capacity estimation number of 30 dwellings per hectare, this site might provide up 
to 340 dwellings. However, the ancient woodland/hedgerow should be protected and noise levels 
next to the M25 will reduce capacity. In addition, consideration should be given to the provision of 
recreational space and infrastructure, which is lacking in this part of Ashtead.   
 
Final comments provided by the site promoter:   
“I consider the Green Belt Boundary Review is aligned with the strategic needs and priorities of the 
wider local area and will help shape and direct sustainable development to appropriate sites including 
Site F (this site).” 
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Sustainability Appraisal 
 

SA Objective Impact of 
Development 

Comments 

1. To provide sufficient 
housing to enable people to 
live in a home suitable to 
their needs and which they 
can afford. 

Major Positive 

The site is capable of accommodating a large 
number of dwellings, including affordable 
housing. 

2. 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 accessible by car. 

4. To minimise the harm 
from flooding. 

Neutral/negligible 

This broad area is located within flood zone 1. 

Environment Agency modelling indicates a very 
small area of potential surface water flooding in 
the north of the area, south east of the Exxon 
Mobil buildings. 

5. To improve accessibility 
to all services and facilities. 

Neutral/negligible 

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). 

The nearest state education school is West 
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SA Objective Impact of 
Development 

Comments 

Ashtead Junior School (1.6km). St Peter’s 
Junior School and St Andrew’s RC Secondary 
School are 1.0km distant. Therfield Secondary 
School is 1.8km away. 

6. To make the best use of 
previously developed land 
which is not of high 
environmental value and 
existing buildings. 

Major Negative 

This greenfield site is currently part of the 
Green Belt, referred to as area F in the 
Ashtead Neighbourhood Forum Green Belt 
Boundary Review issued 22nd November 
2013. 

7. To reduce land 
contamination Neutral/negligible 

No issues identified. 

 

8. To ensure air quality 
continues to improve. Neutral/negligible 

No issues identified. 

9. To reduce level of, and 
exposure to, 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 
significant daytime noise throughout the site, 
with the north eastern part experiencing levels 
in the region of 70-74.9 dB(A), rising to high 
noise levels of over 75 dB(A) in the west, 
closest to the motorway. The applicant 
confirms that a significant percentage of the 
site is in Noise Exposure Category C, where 
planning permission is not normally granted 
unless other more suitable sites are 
unavailable. 

10. 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. 

11. 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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SA Objective Impact of 
Development 

Comments 

12. 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 Protection Order, as are areas just 
north of the broad area, within the Exxon Mobil 
complex. No other nature conservation 
designations exist here. 

13. 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 Exxon 
Mobil 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 through 
further investigation. The landscape generally 
gained its overall character from Bronze Age 
land systems.  

14. 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. However 
the junction of Ermyn Way and the A24 is often 
congested at peak times. 

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 Council and adjacent to the A24 
will be 0.8km from the site 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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SA Objective Impact of 
Development 

Comments 

16. Provide for employment 
opportunities to meet the 
needs of the local economy 

Not Applicable 

This is for residential development. 

19. To increase energy 
efficiency and the 
production of energy from 
low carbon, renewable & 
decentralised generation 
systems 

Neutral/negligible 

At this stage, no energy efficiency 
improvements are suggested by the promoters 
above and beyond the requirements set by the 
Core Strategy and national policy.  

 
 
Site Assessment Summary 
 
Key considerations are: 
 

 Noise from the M25 motorway is a significant issue that would need to be addressed. 

 Possible air pollution issues from the proximity to the M25. 

 The impact on traffic levels at the traffic-light junction with the A24. 

 The site is on the edge of Ashtead and therefore not close to existing services, such as 
schools, shops and GP surgeries. 

 The proposed development area excludes the ancient woodland boundary along Ermyn Way 
and Green Lane, both of which would need to be protected. 

 There are two areas of archaeological interest within the site. 

 Local infrastructure would be put under considerable strain and needs to be addressed first if 
the number of homes that this site could deliver were developed. 

 
 
 


