[image: ]Ash Parish Council
The Ash Centre, Ash Hill Road
Ash, Surrey, GU12 5DP
Tel: 01252 328287 Fax: 01252 319338
E-mail: - office@ashpcsurrey.gov.uk


Ms J Kingaby
C/o Intelligent Plans and Examinations Ltd
5 Argyle Street
Bath
BA2 4BA
Via email
19 June 2026

Ash Neighbourhood Plan – Examiner Additional Questions 
Dear Ms Kingaby,
Please find below the responses to your points of clarification questions in respect of the Ash Neighbourhood Plan.

Local Green Spaces

Keogh Barracks Playing Fields

Question 1:  The Parish Council acknowledges that access to Keogh Barracks Playing Fields is restricted to authorised military personnel, residents and their families, and that the site is not available for use by the wider Ash Vale community. It also acknowledges that, because of the secure nature of the barracks, views of the playing fields from publicly accessible land are limited. The Parish Council does not, however, consider that either restricted access or limited external visibility necessarily prevents the land from qualifying as Local Green Space.

The PPG confirms that land without public access may be designated as LGS ,providing illustrative examples of the circumstances in which land without general public access may be designated. This does not preclude recreational value, which the NPPF expressly identifies as a reason why an area may be demonstrably special and of particular local significance.

In this instance, the relevant community served by the playing fields is the armed forces personnel and their families who form the residential community at Keogh Barracks. The fact that this community occupies a secure operational site, to which wider public access is restricted, does not mean that it is not a local community for the purposes of the Local Green Space criteria.

The playing fields provide an outdoor recreational facility including informal recreation, children’s play, exercise, organised sporting activity and community interaction within the secure barracks environment.

The fields are particularly important because access to alternative recreational facilities outside the barracks may be less convenient for families living within the site and because the fields provide a safe and readily accessible outdoor space within the residential and operational community. Appendix C identifies the site as the only open recreational green area within this part of Ash Vale.

The Parish Council acknowledges that it is difficult to obtain an unobstructed view of the playing fields from outside Keogh Barracks. However, visibility from the public realm is not a policy tests for Local Green Space designation. The secure perimeter and restricted views are consequences of the operational nature of the barracks. They do not diminish the recreational value experienced by those personnel and families who are authorised to use the playing fields.

The Parish Council acknowledges that Keogh Barracks is Ministry of Defence land and may be subject to operational, security and other planning constraints including being located within the 0 – 400m residential buffer zone for the SPA. However, Ministry of Defence ownership does not, by itself, amount to a planning designation nor does the buffer zone mean that the recreational function of the playing fields will necessarily be protected throughout, or beyond, the Neighbourhood Plan period and the land could well be used for an alternative purpose.

The Planning Practice Guidance does not prevent the designation of land that is already subject to another form of protection. It instead requires consideration of whether Local Green Space designation would provide an additional local benefit which in this case it does. 


The proposed designation is not intended to impede essential operational defence development or the functioning of Keogh Barracks. Indeed, the MOD did not raise any objection to the inclusion of the land for this purpose during verbal communication held with them on a site visit on 26th February 2026 for a different development they are undertaking at the site, where knowledge of the ANP was confirmed and no objections raised to this inclusion and other policies.

Noting that this is at present MOD land and doesn’t have access for the wider community doesn’t mean that in the future it will remain as MOD land. Nearby areas in Aldershot and Bordon have been sold off and the green open spaces reduced or removed completely.

Ash Green Meadows

Question 2: The Parish Council accepts that the site may be considered an extensive tract of land and in view of its protected status as a designated SANG and partial Site of Nature Conservation Interest (SNCI) is happy to withdraw the site from inclusion as a proposed

Green Spaces West of White Lane

Question 3: The Parish Council has reconsidered the proposed designation. LGS no. 35 is situated immediately adjoining the western edge of Ash Green. It lies directly behind, in close proximity to, residential properties on White Lane and forms part of the immediate green setting of that community. 

The Parish Council acknowledges that there is no general public access to the land and that views into it are restricted in places (particularly in the summer months) by mature trees and hedgerows. However, the proposed designation is based on its wildlife function, relative tranquillity and contribution to the immediate rural setting of Ash Green. The land comprises private green spaces containing established vegetation, mature boundary trees and hedgerows. Together these features provide habitat and a green corridor for the movement of wildlife along the edge of the built-up area. The relative absence of public activity and built development also contributes to the tranquillity of the land.

These characteristics are of particular importance at this location because the land forms the transition between the residential edge of Ash Green and the more open countryside to the west. Although views into the land are filtered by vegetation, the trees, hedgerows and undeveloped character are experienced from surrounding roads, footpaths and neighbouring properties as a green and relatively tranquil backdrop to the village.

The site was originally nominated for Local Green Space designation by the local resident’s association, actively supported by one of the landowners, aware that its ecological, tranquil and landscape characteristics are valued by the local community. 

It was noted that LGS no. 35 almost adjoins Ash Green Meadows, identified in the submitted Plan as LGS no. 21, and the possibility that the two proposed designations could together comprise an extensive tract of land.

The Parish Council has proposed the removal of LGS no. 21 from the Neighbourhood Plan. Consequently, LGS no. 21 would no longer form part of the proposed Local Green Space designations. The concern that LGS nos. 21 and 35 could cumulatively create an extensive tract of designated land therefore falls away.

The Parish Council therefore considers that LGS no. 35:
a. is in reasonably close proximity to the Ash Green community;
b. is demonstrably special and of particular local significance because of its wildlife connectivity, established vegetation, relative tranquillity and contribution to the immediate rural setting of Ash Green; and
c. is a defined and locally contained area rather than an extensive tract of countryside.






New housing provision in Guildford Borough Council

Question 4: 

The Parish Council confirms its belief that Policy ASH1 remains consistent with the adopted development plan and national policy, and whilst prepared prior to the draft December 2025 National Planning Policy Framework (“draft NPPF”) is also felt to be consistent with its approach. 

The Parish Council acknowledges the significant increase in Guildford’s local housing need and acknowledges that preparation of the new Guildford Local Plan is at an early stage and that its current timetable anticipates adoption in April 2029 but this does not make Policy ASH1 inconsistent with national or strategic local policy.

Policy ASH1 does not establish a housing requirement, impose a ceiling on housing development or seek to displace the strategic housing policies and allocations of the Guildford Local Plan. Its purpose is to express, at neighbourhood level, the spatial distinction already made in the adopted Local Plan between the defined “urban area”, including the land allocated under Policy A31; land outside of this area, currently designated as countryside; and
land within the Green Belt.

The defined built-up area used by ASH1 therefore accommodates the delivery of the adopted strategic allocation and supports additional residential development within the defined built-up areas.

Development outside the defined built-up areas is not subject to an absolute prohibition. The second paragraph of ASH1 expressly provides for development that accords with the applicable development plan policies for the countryside or Green Belt. The policy will be read alongside national policy and other material considerations when individual planning applications are determined.

Accordingly, ASH1 does not promote less development than is provided for in the adopted development plan.

The absence of a five-year housing land supply does not, by itself, invalidate settlement boundaries or require a neighbourhood plan to allocate sufficient land to remedy a borough-wide housing land supply shortfall, particularly where no neighbourhood-area housing requirement has been supplied by the local planning authority.

ASH1 is therefore capable of operating consistently with the presumption in favour of sustainable development. Where the presumption is engaged, the decision-maker will consider ASH1 as part of the development plan alongside the other relevant development plan policies, the NPPF and all other material considerations.

The Parish Council has also considered the emerging policy framework contained in the December 2025 consultation draft. Proposed Policy PM5 states that neighbourhood plans should not promote less development than other parts of the development plan which ASH1 does not. 

The emphasis in ASH1 on suitable brownfield development within the settlements is also directly aligned with proposed Policy L1, which seeks to accommodate as much development as possible on previously developed land and to make effective and efficient use of land.

Proposed Policies S3 and S4 adopt a positive approach to development within settlements. ASH1 is similarly positive: it directs significant residential and other development to Ash, Ash Vale and the defined built-up area of Ash Green, where development is sustainable

The Parish Council recognises that proposed Policy S5 would establish national decision-making principles for development outside settlements, including specified circumstances where housing may be acceptable when an authority cannot demonstrate a five-year supply. ASH1 is not intended to disapply or override any such national decision-making policy. National policy would remain a material consideration and would be applied by the decision-maker alongside the development plan.

As such, the Parish Council would accept a minor modification to the second paragraph of ASH1 if the examiner were so minded to consider revised wording, for the avoidance of doubt, as follows:

Development outside these areas, as shown on the Policies Map, will be supported where they accord with relevant national policy and the development plan policies relating to development outside settlements, the countryside and the Green Belt, as applicable, with appropriate regard to opportunities to enhance the natural environment.

This modification would not change the substance or spatial purpose of ASH1. It would simply make explicit that the policy operates alongside both the development plan and national decision-making policies, including any final version of proposed Policy S5.


Yours Sincerely,
[image: ]
Alison Watmore
Parish Clerk to the Council
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