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Site ref:  AS12  Site address: Chace Farm, The Warren 
     

 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed Land Use:  Housing 

 
Total Site Area (Ha):  26.72ha 
 
Description 

The site is an extensive five-sided area of 
open grassland used for grazing horses. It 
contains a farmhouse, which could be 
retained, and some corrugated-iron farm 
outbuildings used as offices and for stabling 
horses.  
 
Chace Farm is located at the southern end of 
The Warren (an exclusive residential area) 
and is set within farmland, although the 
ExxonMobil office building is located to the 
south-west and is a particularly prominent 
feature in winter when the trees that form a 
strong natural wooded boundary in front of it 
are bare. 
 
There are also strongly wooded & hedged 
boundaries to the south and the east and 
fencing and hedging delineate the westerly 
boundary with the adjoining site. The northern 
boundary is hedged, with some trees and 
large residential properties, some of which 
face directly onto the site.  
 
There are variable degrees of slope ranging 
from a shallow rise towards the site’s eastern 
boundary, a gentle downward sweep to the 
neighbouring site at its western edge and a 
steep slope up to the south-western tree line 
at Ermyn Way. 
 
Relevant planning history including current 
applications  
There is a current application for a Certificate 
of Lawfulness, concerning occupation of the 
existing dwelling without complying with an 
agricultural occupancy condition. 
 
Planning permission was refused for 
residential development of 92.5 acres in 1956. 
More recent planning history includes various 
applications associated with the existing 
equestrian use and dwelling. However, there is 
nothing which is of direct relevance to the 
current proposal. 
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Green Belt Boundary Review 
The site is within Broad Area “E” of Ashtead’s Green Belt Boundary Review. Chace Farm is 
specifically designated “E1” in the Review and it shares the characteristics of the broad area, which 
plays a varied role when assessed against the various purposes of the Green Belt.  
 
There is extensive open countryside to the south of the area and, in terms of merging, the area is 
considered to be minimal. However, as there are currently only farm and stable buildings and former 
farm cottages in the area any further building would be considered as a significant encroachment. 
 
The area’s contribution to setting and character is considered to lie between minimal and moderate. 
The land forms 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 adjacent to 
the site. There are also some particularly ancient hedge and tree boundaries. 
 
Access and travel issues:  

Currently the only vehicular access point is via The Warren, which is a private road.  Its capacity to 
accommodate additional traffic is currently unknown and access rights over the private road would 
require clarification. Walking access to all local facilities is also via The Warren but it has no public 
footpath. Safe pedestrian access would need to be provided. There are no cycle routes. 
 
Measured from the farmhouse, the nearest bus stop is 1.1km distant on the A24 and the station is 
2.4km away.  
 
The views of the Highways Authority will be required about the impact of a significant increase in 
traffic at the access from the A24. 
 
Where are key services and community facilities? 

To the south and east, there are public footpaths adjacent to the site but not currently accessible 
from it. 
 
Schools, doctors, shops, playgrounds, recreational clubs, libraries, etc., again measured from the 
farmhouse, are between 1.5—2.1km away with the major secondary school, which is in Leatherhead,  
at a distance of 3.8km.  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. 
 

A development on this site would be required to provide a range of on site facilities, including open 
spaces and children’s play facilities. 
  
Flood Risk   

The site is in Flood Zone 1 (the lowest risk). Environment Agency data indicates a narrow band of 
land south of the farm buildings, which may be prone to shallow 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. 
 
The area is characterised by well-drained chalky soils that contribute to the groundwater reservoir. 
 
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 
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A large Tree Preservation Order exists on the external boundary stretching from the south-west, 
through to the south and towards the eastern boundary.  
 
The eastern and southern boundaries have ancient hedges along Crampshaw Lane and Ermyn Way, 
which support an exceptional diversity of trees and shrubs. Any development would have to avoid 
harming the biodiversity associated with these hedgerows. 
 
There is also a very large and ancient walnut tree close to buildings next to the farm, which should be 
retained. The promoter has indicated that an application for a Tree Preservation Order would not be 
resisted and the tree would be incorporated into the landscape planning. 
 
Landscape Character 
The site is not within the Area of Outstanding Natural Beauty or the Area of Great Landscape Value 
(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.  
 
The thick tree belts around the edge of Chace Farm reflect 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 is a transitional area between the lower density 
housing of south Ashtead and the more open landscape to the south. The largely equestrian uses in 
this area – associated with nearby Epsom Downs – make this a more “managed” landscape than the 
Box Hill area as a whole.  
 
Residential development of this site would significantly alter the existing view of open countryside 
from the south of Ashtead and from the bridleways and tracks adjacent to its eastern boundary. 
 
In winter, there is a distant view of hilltops to the north-north-west. The view is visible above the site’s 
northern boundary tree line but it is considerably obscured when the trees are in leaf.  
 
 
Is the site on Agricultural Land Grades 1 to 3a? 

About three quarters of the site is Grade 3 Agricultural Land. The remainder (to the north) is 
ungraded. 
 
The Built Environment and Heritage 

There are no listed buildings or conservation areas on or adjacent to the site. Grey Wings, in The 
Warren, is a Grade II Listed Building that is close 
to the northern boundary, backing onto land within 
adjacent site AS13. 
 
There are no Sites of Archaeological Potential 
(SAP) within the site boundary, although there are 
several small SAPs in the vicinity: one each in 
Stag Leys, the ExxonMobil site and south of 
Ermyn Way (see map). The route of Stane Street 
(Byway 118 and additional land) is also a SAP 
and lies about 300m south east of the site.  
 
The site lies just south of the South Ashtead 
Character Area and just east of the West Ashtead 
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Character Area, as defined in the Built-up Areas Character Appraisal for Ashtead, adopted February 
2010.  
 
Key characteristics of the South Ashtead area include: 

 Generous plot sizes and mature garden settings with good lateral separation between 
buildings. 

 Very strong sense of openness, particularly in the Grays Lane area (to the north east). 

 Mature garden settings with extensive hedges shrubs and large trees, especially in The 
Warren (to the north and designated as a Residential Area of Special Character under policy 
ENV17 of the Mole Valley Local Plan) where continuous evergreen hedges screen housing, 
creating a strong sense of houses being subservient to their parkland setting. 

 Some attractive and well detailed houses – mainly 1930s, some more modern. 
 
West Ashtead takes in residential areas on either side of Epsom Road, in the west of the village. 
Housing densities are higher than in South Ashtead, but still 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 adjacent to the 
site. 

 Strong garden settings and direct access to open countryside, via the rights of way network. 

 Major employment use at ExxonMobil office (adjacent to this site). 
 
How will the development of the site contribute towards Green Infrastructure provision?  
The promoter has given an assurance that green infrastructure will form part of the development of 
the site but it is not possible to provide specific details at this stage. 
 
Physical Constraints / Considerations 
Are there any issues regarding: 

 Current or historic landfills:    No 

 Rights of Way across the site: No (but rights of way exist along the eastern and southern 
boundary). 

 Slopes / topography: The steep slope to the south-west might impact on the development 
capacity of the site. 

 Telephone masts, sub-stations, pylons:  There are two telephone masts visible from the site, 
one to the south-east and the other to the south-west.  

 Contaminated / potentially contaminated land: There are no areas identified as contaminated 
land within the site itself. Areas within 
the ExxonMobil site to the south west 
are identified as potentially 
contaminated, as a result of the 
historic uses of this site (see map). 
Therefore, some survey work may 
potentially be required along the west 
boundary. 

 Other:  There is a low pressure gas 
main serving the existing buildings, 
which runs parallel to and slightly to 
the west of the access road from The 
Warren. 
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Cross Boundary & Other Constraints / Considerations:   None known 
 
Available: 
The site is immediately available for development, subject to the required permissions, the outcome 
of the Green Belt Boundary Review and clarification regarding access. However, it is understood that 
there is a covenant on the section of the site that adjoins the land south of Sandpipers which is held 
by the owners of that neighbouring site and may affect the deliverability of development. 
 
Achievable: 
Due to the issues regarding access and restrictive covenants, achievability is uncertain. 
  
How many dwellings can the site expect to deliver? 

The promoter has suggested a range of between 50 to 250 dwellings. This range is at a very low 
density but the promoter is open to discussion on the type and number of dwellings, including 
affordable housing. The site could be developed to include some larger buildings sub-divided for 
multiple habitation. 
 
This site and the adjoining Land south of Sandpipers are being promoted by the same agent where it 
is estimated that, at the same low density, a further 15 to 70 dwellings could be delivered. 
 
Final comments provided by the site promoter:   
The promoter has commented that although this site lies within the Green Belt outside the settlement 
boundary, there are no further classifications in terms of SAC, AONB, AGLV, etc. that affect it. As 
much of the major tier 1 settlements are surrounded by these designations, allocation of this site will 
allow greater protection to these other areas.  The site is well screened on its boundary but very open 
internally and would provide the least harm in terms of releasing Green Belt land. 

 
 

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 of sufficient size to provide a range of 
housing types and tenures, including affordable 
housing. 

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

Minor Positive 

Within the countryside which creates the southern 
boundary of the village and is, therefore, within 
good walking facilities via footpaths and 
bridleways athough there is no direct access to 
them from the site.  

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. 
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4. To minimise the harm from 
flooding. Neutral/negligible 

Within Flood Zone 1 

5. To improve accessibility to 
all services and facilities. 

Neutral/negligible 

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 Schl 
(2.0km); and Therfield School (3.8km). 
Independent education – City of London 
Freemen’s School (2.1km) away. 

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

 
Major Negative  

 

This is a greenfield site. 

7. To reduce land 
contamination 

Neutral/negligible 

There are no areas identified as contaminated 
land within the site itself. Areas within the 
ExxonMobil site to the south west are identified 
as potentially contaminated, as a result of the 
historic uses of this site  therefore, some survey 
work may potentially be required along the west 
boundary. 

8. To ensure air quality 
continues to improve. 

Neutral/negligible 

Development will result in an increase in car use 
and a decrease in air quality albeit that the overall 
impact may be negligible. The proposals do not 
result in the removal of any pollution generators. 

9. To reduce level of, and 
exposure to, noise pollution. 

Minor Negative  

There are no specific data for the area. DEFRA 
noise mapping indicates audible 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. There may be a need to ensure 
that any new development is suitably designed to 
reduce the level of exposure to noise, particularly 
in the southern parts of the site. 
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10. 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. 

11. To improve the water 
quality of rivers & 
groundwater, and maintain an 
adequate supply of water. 

Neutral/negligible 

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.  

12. 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 to the farm 
which should be retained. No other nature 
conservation exists in the area or in the near 
vicinity.  

13. To conserve and enhance 
landscape character and 
features, the historic 
environment and cultural 
assets and their setting. 

Minor Negative 

The entire area is split into irregular rectangular 
shaped fields that are bounded by hedgerows. 
Residential development would significantly alter 
the existing view of open countryside from the 
south of Ashtead. 

The site is adjacent to a moderately urban area in 
the north, a Residential Area of Special Character 
(The Warren). 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 ExxonMobil offices  

The ancient boundary hedges, tracks and 
bridleways, running south to the old Roman 
Stane Street, were important features of Ashtead 
into the mid-18th century and are thus of particular 
historic importance.  
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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, just 
under 1km 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. 

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

Not Applicable 

This is a proposal for housing 

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

Neutral/negligible 

At this stage the promoter is proposing installing 
energy efficiency infrastructure at Code Level 4, 
which is above the statutory requirements. 

 
 
Site Assessment Summary 
 
The key considerations are: 

 The significant role that this site plays in preventing encroachment into open countryside to the 
south of Ashtead. 

 The historic importance of the ancient hedge boundaries and the exceptional diversity of shrubs 
therein. 

 Development of the site would compromise the setting of the listed building Grey Wings. 

 The impact of development on the Residential Area of Special Character in The Warren.  

 Achieving suitable vehicular and pedestrian access given the private ownership of the current 
access road and its junction with the A24. 

 Introduction of lighting through street lighting and properties into an exposed location. 

 Access to the services and shops in Ashtead, the nearest of which are 1.5km distant. 

 Development could include open space and play facilities. 

 Existence of a covenant with adjoining landowners which may affect the site’s deliverability for 
development. 

 Noise issues arising from proximity to the motorway, particularly in the southern part of 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. 


