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A four-stage proposal to develop the home ground of Ashford Town (Middlesex) FC for the benefit 

of both the club and the local community. 



 

Introduction and context 

Ashford Town (Middlesex) Football Club are a genuine Spelthorne 

success story.  Having played on Ashford Recreation Ground, 

Clockhouse Lane from their formation in 1958 until February 1986, the 

club has built up their headquarters at Short Lane, Stanwell from an 

open field into a modern, safe football ground with a comfortable 

clubhouse. 

On the pitch, the story has been one of regular success, with the club 

having progressed from junior football to the Ryman League Premier 

Division – just three promotions away from the Football League.  The 

club continues to be competitive at this level despite competing with 

clubs that have far greater resources at their disposal. 

Most importantly, the club is an active part of the community, with a thriving junior section that offers 

hundreds of local children of all ages from six to sixteen the opportunity to participate in matches 

every weekend.   

The club is the only one in the borough to hold the Football Association’s Charter Standard 

Community Club award, which ensures that all volunteers have passed the appropriate CRB checks 

and have obtained the relevant coaching qualifications.  Community Club status is the highest level of 

the Charter Standard, which demonstrates the club’s commitment to providing a safe, supportive and 

well run environment for all of its players, regardless of age, gender and ability. 

Ashford Town FC also provides a base for other local clubs, including AFC Staines and the Staines 

Town FC Veterans XI. 

The club is also proud to be partners with Stanwell Sure Start, who use the club as a base.  The club 

is keen to strengthen its links with the communities of Ashford and Stanwell, regardless of whether or 

not people are interested in football.  

Having made significant progress over the years, the club is now at a crucial stage of its development.  

In order to maintain its hard-won status on and off the field, Ashford Town FC now need to enhance 

their facilities in order to generate revenue and provide a community hub, both for the club’s playing 

and social members and for the wider population of our local area.  If we are unable to develop our 

site, the club may go into decline, or even fold altogether.   

With this in mind, the club wishes to undertake a long-term project to improve the Short Lane Stadium 

over the next ten years.  We are calling this the Short Lane 2020 Project.  Over the coming decade, 

we have identified four key aspects of the ground which require updating.  These are: 

1. Replacement of the existing changing rooms, which are in the clubhouse, by extending an 

existing toilet block. 

2. Redeployment of the space currently allocated for the changing rooms to enlarge the social 

facilities 

3. Replacement of a poor quality, partially floodlit grass training pitch with a floodlit Third 

Generation (3G) pitch for use by the club, local schools and other organisations 

4. Enhancement of the stadium with the erection of new spectator facilities.  Our preferred 

location for these is at the Short Lane End although this may be something that can be 

examined as and when they become required. 

This document is designed to inform all stakeholders, including Spelthorne Borough Council, local 

residents, supporters of the club and potential funding partners of our proposals, how we expect them 

to impact on our neighbours and how they will enhance sporting provision for the entire local area.  



 

With this in mind, we have attempted to identify key questions that we believe are relevant to our 

neighbours and to the planning authorities and demonstrate that the project is sustainable and to the 

benefit of our locality.  



 

Stage One:  Replacement Changing Rooms 

The Rationale 

The existing changing rooms date from the opening of the ground in 1986 and, although of a 

reasonable size are beginning to show their age.  Additionally, they are outside the main stadium and 

located within the clubhouse.  Occupying almost half of the available floor space within the clubhouse, 

they also restrict the amount of space available for the bar, which inhibits the club’s ability to generate 

revenue, particularly on match days.  If we can build new changing rooms within the stadium itself, 

this would free up space within the clubhouse to improve the bar. 

The Proposal 

We wish to extend an existing toilet block 

(pictured, right).  Our proposal is to extend 

the building without increasing its height.  

The extension would include changing rooms 

for the home team, visitors and match 

officials, as well as a laundry room, an office 

/ meeting room and retaining all existing 

facilities. 

The extension would be constructed in a way 

that minimises the impact on the 

environment, including energy-efficient 

lighting and shower systems and because it 

is an extension of an existing building it will 

minimise the impact both on local residents 

and the Green Belt. 

The new changing rooms would, as a minimum, meet the criteria for the level immediately above that 

in which Ashford Town FC currently play. 

The drawings and specifications for this part of the project have already been compiled, as this is the 

cornerstone of the whole scheme. 

Costings 

The estimated cost of this stage of the project is approximately £100,000.  We will seek approximately 

half of this from a BAA Community and Environment Award, with the remainder to be sought via club 

fundraising, schemes such as Sportsmatch or from private sector funding such as sponsorship. 

Anticipated Timeline 

We are keen to engage in dialogue with Spelthorne Council as soon as possible in order to obtain 

landowner permission, which will enable us to begin applying for grants.  Once the funding is in place, 

the extension would ideally take place in the close season, between mid May and late July, meaning 

we would hope to have the new facilities in situ by the beginning of the 2011-12 season.  



 

Stage Two:  Refurbished Clubhouse 

The Rationale 

As you can see from the picture below, the existing bar facility is pleasant, but compact.  In order to 

develop as an organisation, the club requires a larger bar facility in order to: 

• Generate increased match 

day revenue 

• Provide a focal point for the 

club’s Junior Section and 

their families 

• Improve the facilities 

available to “Stanwell Sure 

Start” and other community 

groups. 

• Increase usage of the club 

during the week, 

particularly by local people 

 

The Proposal 

We aim to refurbish the existing building, using the space currently allocated to changing facilities to 

extend the bar and improve other amenities.  The refurbished building would include additional 

entrances / emergency exits (thus increasing the capacity of the building without compromising on 

safety).  The roof would also be renewed to ensure Additionally, we would retain two small changing 

rooms in part of the existing “away team” changing room which will be for the training pitches.   

Costings 

Until Stage One of the project is complete, we would be unable to unable to complete drawings and 

guideline costings.  However, we believe that grant funding for this stage of the product would be 

available from the Football Foundation. 



 

Stage Three:  3G Training Pitch 

The Rationale 

The Short Lane Stadium is a complex essentially of two distinct areas, divided by a driveway.  To the 

left of this driveway is the main stadium, which is enclosed, floodlit and used for Ashford Town’s 

senior matches (First Team, Reserve Team and Under-18s).  As can be seen from the picture below, 

the remainder of the site is taken up by two full size pitches of variable quality.  The pitch on the right 

of this picture is the pitch that we would propose to replace with a modern, synthetic surface.  This 

pitch is the one furthest from the houses, and closest to the clubhouse which is where the proposed 

changing rooms for these pitches would be housed.  

 

The Proposal 

We would seek to replace the existing training pitch with a 3G surface.  This would be a significant 

improvement on the existing surface (see picture above) and because of the distance from the 

houses, we believe that this pitch could be floodlit with minimal impact on the residents. 

At the time of writing, no football club in Spelthorne has a 3G pitch.  If Ashford Town FC were to 

install one at Short Lane, it could be used by all the club’s teams, saving some £10,000 per annum in 

rental charges currently paid by the Junior Section to Ashford Sports Club.  Furthermore, the senior 

teams could also use the pitch for training, as opposed to travelling into the London Borough of 

Hounslow to utilise the council-funded surface at Bedfont Sports FC.  If the club were able to bring all 

of its midweek training “in house”, we would anticipate increased use of the (hopefully already 

upgraded) clubhouse facilities. 

A 3G pitch would place Ashford Town FC firmly at the heart of the community.  During the day, it 

could be used by local schools or other community groups, while in the evenings it could be used by 

the club’s teams and by other local clubs.   



 

During the summer months, the pitch could be used by the club / the council to run playschemes and 

coaching sessions could be run throughout the year. 

In many ways, a 3G pitch would transform the club, by opening up new revenue streams and 

enhancing existing income sources.  Most importantly, it would place Ashford Town FC right at the 

heart of the community it serves. 

It is our view that a project like this is the very definition of “essential facilities for outdoor sport and 

outdoor recreation” as defined in paragraph 3.4 of Planning Policy Guidance 2: Green belts. (PPG2) 

Costings 

This stage of the project is likely to be the most expensive of them all, with the 3G pitch itself costing a 

substantial six-figure sum, with additional costs for the floodlights.  However, we would anticipate that 

the ancillary facilities (changing rooms, etc) would have been completed within Stage Two and that 

the club would be in a stronger position to make a capital contribution thanks to increased revenue 

from the revamped clubhouse. 

We also believe that there are significant opportunities for grant funding, owing to the ability of 3G 

pitches to be used in all weathers and the growing clamour for improved sporting facilities across the 

board.  Potential sources of funding include the Football Association (through their grant scheme for 

Community Clubs), the National Lottery, the Football Foundation, Sport England or the National 

Playing Fields Association.         



 

Stage Four:  New / Enhanced Spectator Facilities 

The Rationale 

The Short Lane Stadium currently meets all of the criteria of the League in which it plays – but only 

just.  Were Ashford Town FC to be promoted, or should the criteria be changed, the club would need 

to improve their facilities and failure to do so would mean demotion to a lower level of football.  

Therefore, in either of these scenarios, the club would be required to make changes to their stadium 

as a matter or urgency. 

The Proposal 

The club would be guided by the Football Association’s ground grading requirements when drawing 

up a proposal for new facilities. Table One, shown below, represents where the club’s facilities sit in 

comparison to the criteria: 

Criteria Short Lane  
(currently) 

Grade C 
(Ryman Premier) 

Grade B 
(Conference South) 

Grade A 
(Conference 
National) 

Capacity 2,550 1,950 (with potential 
to reach 3,000) 

3,000 (with potential 
to reach 4,000) 

4,000 (with potential 
to reach 5,000) 

Seats 250 in two stands – 
150 in Main Stand 
and 100 on Tea Bar 
side 

250 in up to two 
stands with a 
minimum of 100 in 
one stand 

250 in one stand  500, with at least 250 
in one stand 

Total covered 
accomodation 
(inc. Seats) 

500 spectators 500 500 500 seats + there 
must be terracing 
behind both goals 
(even if not covered)                                                  

Turnstiles 
(lit, housed and 
revolving) 

Four – three in one 
block, one 
standalone unit 

Four Six Eight 

Press seats  Two-four 
(open to 
interpretation) 

Four Six Twelve  

Toilets  Men:  four urinals, 2 
WCs .  Women:  2 
WCs 

Men:  four urinals, 2 
WCs .  Women:  2 
WCs 

Men:  four urinals, 2 
WCs .  Women:  2 
WCs 

Two seperate blocks, 
each containing:   
Men:  four urinals, 2 
WCs .  Women:  2 
WCs 

Changing 
Rooms 

At least 12sqm.  
More than 4 
showers.  1 Basin, 1 
WC.  Treatment 
table for away team, 
adjoining room for 
home team 

12 sqm (18sqm if 
new),  Min 4 
showers, 1 basin, 1 
WC 

18 sqm,  Min 4 
showers, 1 basin, 1 
WC, treatment table 

18 sqm,  Min 4 
showers, 2 urinals,1 
basin, 1 WC, 
treatment table 

Referees’ 
Room 

Unknown.  1 
shower, 1 basin, 1 
WC. 

4sqm (6sqm if new) 
1 shower, 1 basin, 1 
WC 

4sqm (6sqm if new) 1 
shower, 1 basin, 1 
WC 

6sqm,1 shower, 1 
basin, 1 WC 

Segregation Unknown No requirement When required Yes 

Floodlights 
(minimum) 

120 lux 120 lux 180 lux 250 lux 

Emergency 
Lighting 

No Desirable Desirable Mandatory 

Table One:  Short Lane compared with the current grading criteria. 

 

Were the club to be promoted, there would be significant upgrade work required, including new 

turnstiles, additional seats in one of the stands and an increase in the stadium capacity.  Because the 

pitch was moved nine metres towards the Esso Fuel Plant in order to facilitate the installation of 



 

floodlights, the club would have 

difficulty in qualifying for promotion to 

the Football Conference Premier 

Division due to the lack of terracing 

at that end of the ground. 

There are several ways the club 

could develop their facilities to meet 

the criteria for a higher level.  One 

way would be to expand the existing 

Main Stand (pictured, right) by 

adding additional blocks of seats at 

either end.  However, the positioning 

of the floodlights and the dugouts 

may mean that some of these new 

seats have obstructed views.  This might be the least expensive way of meeting the seating criteria, 

but would do nothing to meet any of the other criteria and would potentially represent a missed 

opportunity in terms of developing additional community facilities. 

An alternative would be to build a stand at the Short Lane End of the stadium.  A purpose-built 

structure at this open end of the ground (which, as previously stated, is further from the residents than 

it had been before the installation of lights in 1995) would potentially allow the club to meet all of the 

criteria – if the new structure had 250+ seats, additional turnstiles and exit gates it would allow the 

capacity of the ground to be increased without further building.  A custom-built stand would also 

provide an opportunity to provide additional space for community / social use – such as a dedicated 

facility for Stanwell Sure Start or other groups. 

A third option might be to extend the Main Stand and also erect a covered terrace for standing 

spectators at the Short Lane End.  This may prove a cost-effective “middle way”, especially if 

entrances and exits were implemented within the terrace, but the opportunity cost would be the 

ancillary facilities. 

PPG2 says that “unobtrusive” spectator accommodation should be permitted on sports grounds that 

lie within the Green Belt.  The existing accommodation at Short Lane has been constructed to be as 

unobtrusive as possible, with blue and white seats and green cladding and the club would continue 

with this theme as and when a new stand was built. 

The reason we favour enclosing a third side of the ground as opposed to developing one of the two 

sides already boasting facilities is in order to assist our residents.  By enclosing the section of the 

stadium nearest our neighbours, we aim to reduce the amount of crowd noise which disturbs them 

during matches, as the sound will either be absorbed by the structures around the pitch or “bounce” 

off the steelwork back towards the pitch. 

Costings 

The costs of a new spectator stand vary enormously, depending on the size and facilities contained 

within.  However, the costs for any new spectator facilities at Short Lane will be calculated in 

conjunction with Spelthorne Council and the local residents, based on the club’s needs. 

Regardless of the cost, the club will be seeking assistance from the Football Stadia Improvement 

Fund for this aspect of the project.   



 

Key Questions and Answers 

Q:  It’s all very well wanting to develop your facilities, but your ground is part of the Green 

Belt.  Doesn’t that mean you can’t build anything there? 

A:  No.  We have consulted Planning Policy Guidance 2: Green belts, as issued by the Department of 

Communities and Local Government.  According to this document, one of the key purposes of the 

Green Belt is “to provide opportunities for outdoor sport and outdoor recreation near urban areas”.  

Additionally, paragraph 3.4 of the document states the following: 

“The construction of new buildings inside a Green Belt is inappropriate unless it is for the following 
purposesI 
 

• essential facilities for outdoor sport and outdoor recreation, for cemeteries, and for other 
uses of land which preserve the openness of the Green Belt and which do not conflict with the 
purposes of including land in it” 

 
Paragraph 3.5 goes on to say “possible examples of such facilities include small changing 
rooms or unobtrusive spectator accommodation for outdoor sport”.  However, that should not be taken 
as an exhaustive definition. 
 
As a club, we wish to enhance the Short Lane site for the benefit of the people of Spelthorne rather 
than overdevelop the ground and create a “white elephant” facility that is bigger than we need. 
 
Q:  As a resident of the area around the ground, I’m concerned that if this project goes ahead, 
my quality of life would be affected by noise, increased deliveries and so on.  How will you 
minimise this? 
 
A:  Although there will be occasions when materials and so on will have to be delivered, we do not 
believe these will have a significant effect on residents, as these will occur during working hours.  
Additionally, the first two stages of the project involve the extension or renovation of existing buildings 
that are sited well away from the residential areas of Short Lane.  Should the club advance to the third 
stage of the project, we would envisage placing the 3G pitch on the training pitch nearest the Esso 
Fuel Plant, and therefore at the furthest point of the site from residential properties.   
 
The only stage that may have an impact on our neighbours would be the building of new spectator 
facilities, although we would seek to work with all interested parties to minimise any disruption.  
However, in the long term, we believe that if a stand were erected at the Short Lane End, this would 
actually reduce the amount of noise escaping the stadium on a match day, as by enclosing the part of 
the ground closest to the houses, we would be keeping the crowd noise within the stadium rather than 
letting it travel through open space. 
 
Q:  If you are allowed to develop your ground in this way, won’t there be a large influx of 
people into the area, leading to an increase in anti-social behaviour and other problems? 
 
A:  We don’t believe that this would be the case.  As of February 23

rd
 2010, the average attendance 

at First Team matches during the 2009-10 season was 185.  Although the club would obviously hope 
that improved facilities would lead to an increase in the number of spectators at matches, our main 
aim to provide a proper base for all our junior teams, many of whom currently train and play at 
Ashford Sports Club.  The costs for pitch hire alone are in excess of £10,000 per annum, with an 
additional cost to the Football Club in lost revenue. 
 
Furthermore, the 3G pitch would primarily be utilised by small groups for training, the majority of which 
would be connected to the club.  We acknowledge that the improvements to the social facilities may 
concern residents, but our target in this respect is to encourage more use of our clubhouse by our 
existing membership, specifically the families connected with our Junior Section.  Furthermore, we 
would aim to make the clubhouse more attractive to people living locally.  The position of the 
clubhouse well away from the housing on Short Lane should minimise noise disturbance from social 



 

events and any complaints relating to noise or other anti-social behaviour would be investigated fully.  
At present, we do not have an issue with anti-social behaviour and we are proud of the fact. 
 
Q:  If you put in an additional floodlit pitch, won’t residents be disturbed by the lights being on 
late into the evening? 
 
A:  We don’t believe so.  We intend to site the 3G pitch as far from the residential properties as 
possible, as well as using modern, energy-efficient floodlighting with minimal light spillage.  The 
existing floodlights used to light the stadium pitch are not obvious from outside the houses nearest the 
site and can only be seen from either end of Short Lane.  On top of this, the trees that line the 
boundary of the site should absorb most of any excess light generated, in the same way they do for 
the stadium floodlights. 
 
Furthermore, the floodlights at Ashford Sports Club are operational until 10.00pm on most evenings, 
apparently without causing any problems either to residents or to traffic on the A30, so we believe we 
should be able to find a method of running a 3G pitch in a similar way. 
 
Q:  What benefits exist within this project for the residents of Short Lane and neighbouring 
streets? 
 
A:  We aim to make Ashford Town Football Club a social and community facility for the benefit of 
everyone, especially our neighbours.  We would be delighted to work alongside the council and / or a 
residents group in order to ensure our project includes something that benefits the whole locality and 
not just a small group of people.  Fundamentally, we think that improved sporting and social facilities 
will benefit the whole community, but we would be delighted to hear from any resident with 
suggestions as to how we can enhance the area further. 
 
Q:  How do you propose to pay for all this work? 
 
A:  We are a small club, and are not a wealthy organisation by any means.  However, there are a 
number of different sources of grants and other aid available and we intend to obtain as much help in 
this way as we can.  Having said that, we are also aware that we need to contribute to each stage of 
the project, so can offer a commitment to fundraising, as well as being able to bring certain skills to 
the project. 
 
One of the main reasons we believe this project will take a decade to complete is the time-consuming 
processes quite correctly put in place by each awarding body.  These regulations reduce the risk of 
fraud, but are a minefield for volunteer-run clubs like us.   We also would want to complete the work 
over a longer period in order to minimise the disruption to our neighbours and simultaneously reduce 
the financial risk to the club.       


