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Unit 3a, Kings Court

Burrows Lane

Gomshall, Shere,

Guildford
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Abinger Field

Sutton Place

Abinger Hammer

Dorking
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21/P/01211

Land at May and Juniper Cottages
Ash Green Road

Ash
GU12 6JH

(16 August 2023)
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Previous Next HomeSite photo: Entrance off Ash Green Road 



Previous Next HomeSite photo: SE towards May & Juniper cottages 



Previous Next HomeSite photo: South-facing towards cottages



Previous Next HomeSite photo: Ancient Woodlands 



Previous Next HomeSite photo: NE along railway line 



Previous Next HomeSite photo: Western boundary 
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Previous Next HomeSite photo:  North along Ash Green Road



Previous Next HomeSite photo: South along Ash Green Road
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< Urban Area Boundary 

Green Belt

Policy A30
(Completed)

Countryside

Ancient Woodlands

SITE The Firs

Policy A29 
(Completed)
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18/P/02308 Outline Application

Date of Decision: 18/02/2020
(Officer Report pg.35)
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Matter 1 (Layout):
Location of affordable housing
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Matter 1 (Layout):
Parking proposal
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Matter 2 (Scale & Appearance):
Street scene A-A
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Matter 2 (Scale & Appearance):
Street scenes B-B and C-C
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Matter 2 (Scale & Appearance):
Plots 11 – 16 and 23 - 27
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Matter 2 (Scale & Appearance):
Plots 77 – 79 and 82 - 85
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Matter 3 (Landscaping):
Tree protection plan and strategy
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Matter 3 (Landscaping):
Deferred and purpose of site visit 

21/P/01211 Reserved Matters 
Application

July Planning Committee
(Officer Report pg.58)

‘In addition, it is acknowledged that the
proposal fails to provide a full 'green buffer'
between the development and Ash Green
Road. While the proposal is therefore
technically in conflict with policy A31 of the
LPSS, Officers have not identified any
material harm which would arise from this
situation. As such, modest weight is also
afforded to this matter’

Modest or Significant Weight
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Matter 3 (Landscaping):
Policy A31(6): Green buffer/ impact
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Matter 3 (Landscaping):
Policy A31(6): Green Buffer – rear gardens 
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Matter 3 (Landscaping):
Policy A31(6): Green Buffer/ Screening 
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Matter 3 (Landscaping):
Policy A31(6): Green Buffer – Ash Green Road 
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Matter 3 (Landscaping):
Policy A31(6): Green Buffer/ Separation 
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Previous Next HomeComputer Generated Image: Village Green
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18/P/02308 Outline Application

Date of Decision: 18/02/2020

CONDITIONS:
1.Expiry (3-years): application made 
2.Implementation (2-years)
3.Landscape (RM)
4.Approved plans (std)
5.Housing mix
6.Access road (RM) (75th dwelling): discharged (12/05/2021)
7.SANG: Agreement undertaken (12/11/2020)
8.LEAP (75th dwelling)
9.Drainage
10.SUDs
11.Energy
12.SUDs Cert.
13.FFL
14.S278 works: discharged (14/12/2021)
15.Access Ash Green Road
16.CTMP
17.Junction Ash Green Road/ Foreman Road/ White Lane
18.Vehicle parking
19.EV
20.Travel plan
21.Archaeology: part discharged (14/06/2021)
22.Water efficiency
23.BioEco Plan

NMA: ‘upto 100 dwellings’ (19/01/2023)
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Evidence to Local Plan

(Laura Howard)

4.112 In defining the spatial strategy for the Regulation 19 Local Plan (2016),
we reassessed all sites. In doing so, we also reconsidered how we could
achieve sustainable development within Ash and Tongham whilst maintaining
the separate identity of Ash Green village.

We still consider that Ash Green Road will functionally and visually look
towards the expanded Ash and Tongham urban area once it is built, and
therefore propose that this land, up to the dismantled railway, be included in
the Ash and Tongham urban area instead of identified as an area of
separation.

We nevertheless wish to acknowledge that this area [Ash Green Road
dwellings] does form part of Ash Green village. For this reason, whilst it is
proposed to be included within Ash and Tongham urban area, site allocation
A29 [A31] requires that proposals for the land west of Ash Green Road
should respect the historical context of this area. It also requires the provision
of an appropriate green buffer to maintain a sense of separation between
any new development and the properties along Ash Green Road
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Public Inquiry

Inspector Downes (Ash Manor appeal)
It is significant to note that both Inspector Bore, and Inspector Downes (Ash Manor appeal), ‘maintains separation’ 
and ‘sufficient…visual break’ but does not define distance.

(§36) ‘Coalescence is a spatial concept and would normally require a significant area of land to be effective in 
separating one settlement from another. No-one has suggested that this is the intention in this case, and it is 
not reflected in the SDF diagrams, albeit that they are illustrative. It therefore seems to me that the purpose is 
for a green buffer to be provided that would be sufficient as a landscape feature to provide a visual break 
between the proposed development area and the houses along the southern side of Ash Green Road. 
Whether the proposal would be successful in this respect is a matter of judgement and I return to this below.

(§37) ‘Policy A31(7) requires design to be sensitive at site boundaries so as to respect the transition between 
urban and rural. However, the appeal site is not one of the transitional sites as it adjoins allocated land to the 
north, east and west and Ash Green Road and its frontage housing to the south. This housing is specifically 
included within Ash Green village for the purposes of the policy. Furthermore, there is a small piece of 
allocated land to the rear of the houses fronting Ash Green Road and another development site under 
construction immediately to the south of the old railway line and east of White Lane. In the circumstances the 
area to the south of the appeal site could not properly be described as rural’.

(§41) ‘rear gardens... pitched roof garages would extend behind the rear building line… close boarded 
fences… This would not therefore be an uninterrupted green open space running along the back of the 
houses that would meaningfully contribute to the effectiveness of the green buffer.’
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Matter 2 (Scale & Appearance):
Plots 30 – 34, 1 – 4 and 8 - 10
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22/P/01742

Friars Elm

Dog Kennel Green

Ranmore Common

Dorking
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