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Site ref:    AS08            Site Name or Address: Land at Rookery Hill and Farm Lane  
 
 

 
 

 
 
 
 
 
 
 

 
Proposed Land Use:   Housing 
 
Total Site Area (Ha):  2.38ha 
 
Description   
A generally level site that is split into the four 
distinct areas described below. The whole site 
is within the Ashtead Park Grade II Registered 
Historic Park and Garden, comprising the City 
of London Freemen’s School and Ashtead 
Park. Areas 1, 2 and 3 are all within the 
Ashtead House Conservation Area. Areas 1 
and 2 form the former walled garden to 
Ashtead Park House, a Grade II* Listed 
Building which is now part of City of London 
Freemen’s School, to the south west. 
 
Area 1: A rectangular plot behind the Old 
Headmaster’s House 
A 4m high Grade II listed brick wall forms the 
area’s northern, western and eastern 
boundaries. On its south side, fencing and 
hedging separate it from the rear garden of the 
Old Headmaster’s House. This boundary 
dates from around 2000, when the walled 
garden was subdivided and the Old 
Headmaster’s House was disposed of 
separately from the remainder of Area 1. The 
area is currently being prepared for 
horticultural use by the pupils of the City of 
London Freemen’s School. In addition to a 
derelict greenhouse, the site contains a 
mature tree in its north-eastern corner and a 
small orchard of apple trees. Vehicular and 
pedestrian access to this area is from Rookery 
Hill via a narrow strip of land at the western 
side of the Old Headmaster’s House. A gate in 
the northern wall provides pedestrian access 
to the lane leading to Bothy Cottage.  
 
Area 2: Bothy Cottage 
This area contains a 3-bedroom single story 
dwelling currently occupied by a member of 
the school’s staff. There are two outbuildings 
which comprise a greenhouse and a garage, 
which is also used for some school storage. 
An unmade lane leads to Farm Lane and 
provides pedestrian and vehicular access to 
the area. There is also pedestrian access from 
Area 1 as described above. The remainder of 
the area is rough grassland with a few shrubs. 
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Area 2 is bordered on its northern, western and southern sides by the 4m high listed high brick walls 
referenced in Area 1. The wall on the area’s eastern boundary has been rendered. It runs at an angle 
from south west to north east and stops short of the northern wall to create access to the adjoining 
Area 3 (see below). 
 
Area 3: Rough grassland 
This is an area of rough grassland containing some shrubs. In earlier times it was used as a 
vegetable garden and at one time in more recent years it formed part of the neighbouring nursery 
(Area 4 below). 
 
The 4m high listed brick walls described above form this area’s northern, eastern and southern 
boundaries and on its western border lies the rendered wall described in Area 2 which gives 
pedestrian access to this area and is its only access point. 
  
Area 4: Established working nursery with paddock  

This area is within the Grade II Registered Historic Park & Garden site comprising the City of London 
Freemen’s School and Ashtead Park, the eastern boundary of which abuts Farm Lane. The southern 
part of the area is an established working nursery, with greenhouses and other single storey 
buildings. It is separated from a paddock in the northern section by a gate and hedging.  
 
Pedestrian and vehicular access to the nursery section is from Farm Lane where a slight upward 
slope leads into a gravel car park used by the nursery’s customers. A gated entrance into the 
paddock provides the only access point into this northern part of the area. The paddock slopes gently 
down to the north.  
 
The 4m high listed wall referenced earlier forms the area’s southern boundary, separating it from, 
and providing no access to, Areas 1, 2 and 3. There is tall, thick hedging along the area’s eastern 
border with Farm Lane. A residential property is adjacent to the site’s north-eastern corner and the 
border in front of the house is hedged. Trees form the remainder of the northern border. The western 
boundary of the paddock has a wire fence, a few sparse trees and is overgrown with brambles. The 
publicly accessible areas of Ashtead Park are visible from this section of the border. A tall thick 
hedge, which includes two pine trees, separates the public park from the nursery. 
  
Relevant planning history including current applications:   
Planning permission was refused for one detached dwelling in 1983 (MO/83/0708) and there have 
been various historical applications for residential development, all refused. Listed Building Consent 
was granted in 2006 (MO/2006/1157/LBC) to brick up two gateways in the Listed wall between areas 
3 and 4, in connection with the nursery surrendering use of the land inside the wall.  
 
The 2008 Mole Valley Strategic Housing Land Availability Assessment considered that Areas 1 & 2 
were unsuitable for development because it is in an unsustainable location, could compromise the 
ability to protect the adjoining conservation areas and that from a highways perspective, access via 
the junction of Rookery Hill and Farm Lane was unacceptable. 
 
Other planning history relates to domestic or nursery use of the site, including refurbishment and 
alterations to the Old Headmaster’s House itself. 
 
Green Belt Boundary Review: 
Areas 1 & 2 are not in the Green Belt. Areas 3 & 4 of the site are within Broad Area “J” of Ashtead’s 
Green Belt Boundary Review and within the specific area designated J3 (west). Overall Broad Area J 
is considered to perform a minimal role in terms of merging and encroachment although its purpose 
is moderate in terms of setting and character.  
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The site’s north-western boundary is also adjacent to Broad Area B which is also considered to 
perform a minimal role in terms of merging and encroachment although its purpose is significant in 
terms of setting and character.  
 
Areas 3 & 4 could be considered to perform at the same levels as Broad Area B for all three Green 
Belt purposes. In terms of merging and encroachment, it is bordered on its southern and eastern 
sides by an already built environment. However, in respect of setting and character it is more 
significant than the rest of area J. The site’s south-western corner (Area 3) is within the Ashtead 
House Conservation Area and Area 4 is within Ashtead Park, registered as a Grade II Historic Park 
and Garden by English Heritage.  
 
Access and travel issues  
 
Pedestrian and vehicular access into Area 1 is via Rookery Hill from where there is a very sharp left 
turn into the area, which requires a wide sweep to execute it safely. Similarly, there is a very limited 
sight line when exiting right onto Rookery Hill. Exiting left leads to the junction with Farm Lane where 
visibility is restricted in both directions. 
 
Vehicular access to Areas 2 & 3 is via a turn-off at the right angle bend in Farm Lane. Exiting from 
the site at this junction, particularly when turning right, is very tight and great care is required to avoid 
damaging the listed walls of Ashtead House. Access is also restricted at regular intervals by lorries 
becoming stuck as they attempt to manoeuvre around the bend. 
 
Access to Area 4 is via the existing entrance to the nursery. This area is currently inaccessible from 
Areas 1, 2 and 3. The promoter envisages that a resolution would be found to address this within the 
constraints of the Conservation Area and in order to maintain its setting and character. 
 
Safe pedestrian access to all areas would need to be provided as there are no footpaths along Farm 
Lane or Rookery Hill. There would be significant difficulty in remedying this issue given the width and 
rural character of the roads. 
 
Nearby Pleasure Pit Road is popular with cyclists, especially at the weekend. It does not have a 
marked cycle lane and it is not a sign-posted cycle route. However, it is part of a route that has been 
recommended by the local cycle forum, which as is the case here, includes short stretches of busier 
roads where no alternative exists. 
 
The nearest main road, the A24, is 800m away and the nearest bus stop is just less than 1.0km. The 
station, reached by car, is 2.3km away.  
 
The shortest route to many of the facilities and services involves a series of narrow back lanes with 
tight corners and heavy usage during the times when children are being delivered or picked up from 
school.  
 
The not infrequent flooding of the narrow Farm Lane by Ashtead House, bordered on the other side 
by the 4m high listed wall of J3 (west), and its close proximity to the sharp right angle bend around 
the perimeter of Ashtead House creates a not inconsiderable hazard along this short stretch of road. 
 

The views of the Highways Authority will be required on traffic and access issues, particularly bearing 
in mind the narrow width of the highway network, lack of footpaths and sharp bends. It is noted that 
the reasons for refusal of a 2003 application for residential development at nearby Ashtead Park 
Garden Centre included Highways concerns about increased use of the junction of Pleasure Pit Road 
and Farm Lane, where “visibility is severely restricted in both directions” (application MO/2003/1285, 
reason 8). Such concerns may also apply to development at this site. 
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If a number, or all, of the sites in the Farm Lane area were to be developed, the views of the 
Highways Authority would also be required about the impact of a significant increase in traffic at the 
junction with the A24. 
 
Where are key services and community facilities?  
The shops and restaurants in The Street are 1.1km away, as is the nearest dentist. Doctors, 
playgrounds, recreational clubs, libraries, etc. are between 1.4km and 2.3km distant. Ashtead Park is 
within easy walking distance and the footpaths and bridleways of Ashtead Common and Epsom 
Common can be accessed by car via the A24.  
 
The City of London Freemen’s independent school is 1km away. The closest state school is St Giles’ 
Infants at a distance of 862m but all other state schools are between 1.5km and 2.8km away and the 
state secondary school is in Leatherhead.  
 
Ashtead’s nursery school facilities are currently in short supply and cannot meet exist ing local 
demand. Similarly, GP practices are close to, if not at, full capacity. 
 
Flood Risk  
The site is in Flood Zone 1 (the lowest risk). However, there is an issue with flooding of the narrow 
Farm Lane near Ashtead House. 
 
Environment Agency data indicates small pockets of land, which may be prone to surface water 
flooding, in the centre and west of the site. 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:     Yes – the site is adjacent to Ashtead Park 
(to the North West) which is a Local Nature Reserve although the nursery buildings north of 
the site, on the west side of Farm Lane, are not included in the LNR. 

 Site of Nature Conservation Importance:   Yes, there is an SNCI immediately to the 
north, at Ashtead Park. 

 Area 4 forms part of a green corridor linking Ashtead Park to the fields to the east. 
 
There are no Tree Preservation Orders on the site but the trees and gardens within Areas 1, 2 and 3 
are afforded some protection as they are within the Ashtead House Conservation Area. 
 
There is no known biodiversity value but the site has not been surveyed. Given the site’s proximity to 
the Ashtead Park LNR, a survey might be advisable. 
 
Landscape Character 
The site is near the boundary of the Esher and Epsom and Box Hill Landscape Character Areas (see 
Landscape SPD, adopted July 2013).  
Beyond the village boundaries, the dominant landscape feature of the LCA is the wooded commons 
to the north of the village, which also take in wooded areas between Ashtead and Epsom. The 
woodland in Ashtead Park, immediately to the north-west, brings the woodland feel into the heart of 
the built up area.  
 
Areas 1, 2 and 3 are walled and cannot be seen from publicly accessible areas. Area 4 also cannot 
be seen with the exception of the paddock area, which is visible from publicly accessible areas of 
Ashtead Park. 
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Is the site on Agricultural Land Grades 1 to 3a?  No 
 
The Built Environment and Heritage 

Part of the site was formerly the grounds of the Old Headmasters House, which is a Grade II listed 
building. The walls enclosing the walled garden to the north and Ashtead House to the east are also 
listed Grade II, as are the gate piers to Ashtead Park, nearby to the south. 
 
The whole site is within the Ashtead Park Grade II Registered Historic Park and Garden, comprising 
the City of London Freemen’s School and Ashtead Park. Areas 1, 2 and 3 are all within the Ashtead 
House Conservation Area. The impact on the character of the designated heritage assets is therefore 
a major consideration for any potential development on this site 
 
It is understood that Mole Valley’s Historic Environment Officer has, in the past, advised against any 
built development within the part of the walled garden immediately to the north of the Old 
Headmasters House, and would have strong reservations about development inside any part of the 

Listed walls, other than minor works associated with gardening and garden maintenance, because of 
the serious and adverse impact on the historic character of this former kitchen garden.  
 
The walls enclosing the walled garden to the north and Ashtead House to the east are also listed 
Grade II, as are the gate piers to Ashtead Park, nearby to the south. 
 
The adjacent land to the west (properties fronting Rookery Hill is designated as a Residential Area of 
Special Character (Mole Valley Local Plan policy ENV17). 
 
The southern part of the site is within the South Ashtead 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. 

 Mature garden settings with extensive hedges shrubs and large trees. 

 A strong rural setting, including stretches of native woodland along Park Lane and Farm 
Lane, enclosing the enclaves at the east end of the village. 

 Some attractive and well detailed houses – mainly 1930s, some more modern. 
 
How will the development of the site contribute towards Green Infrastructure provision?  
Unknown at this stage. 
 
Physical Constraints / Considerations 
Are there any issues regarding: 

 Rights of Way across the site:    No 

 Slopes / topography:      No 

 Contaminated / potentially contaminated land:  No 

 Current or historic landfills:     No 

 Telephone masts, sub-stations, pylons: There is a telegraph pole adjacent to the northern end 
of the rendered wall in Area 2 and a second pole is visible just beyond Area 3’s north-eastern 
boundary. 

 Existing buildings (which could be retained/converted): The buildings in Area 2 are protected 
by virtue of being attached to/within the curtilage of the Grade II listed walls, as well as being 
within the Ashtead House Conservation Area and the Registered Garden. Any proposals for 
alterations would have to be considered within that constraint.  

 Other: Development will be constrained as Areas 1, 2 & 3 are within the Ashtead House 
Conservation Area and are also bordered by Grade II listed walls as are the southern and 
eastern boundaries of Area 4. The whole site is within the curtilage of the Registered Garden. 
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Cross Boundary & Other Constraints / Considerations:   
The site is only 150m from the boundary with Epsom & Ewell Borough. Epsom & Ewell Borough 
Council are not proposing any site allocations in the Green Belt adjacent to Mole Valley’s boundary. 
Their work to date on Site Allocations indicates that housing land will be allocated within the 
boundaries of existing built up areas.  
 
However, it is noted that Epsom & Ewell Borough Council objected on Green Belt grounds to the 
most recent application to extend the garden centre buildings at Ashtead Park Garden Centre 
(MO/2013/1319), although they had not objected to earlier applications for redevelopment of the site. 
The view of this adjoining Council has been sought and we understand that the Epsom & Ewell 
Borough Council approved a report dated 10th April 2014 objecting to any change to the Green Belt 
along its boundary with Ashtead. 
 
Available: 
Parts of the site are tenanted and the timescale regarding availability is not currently known. 
 
Achievable: 
Due to the issues regarding access and conservation, achievability is uncertain. 
 
How many dwellings can the site expect to deliver?  
Because of the numerous constraints that might be expected because of its proximity to conservation 
areas, it is not possible to estimate a number at this stage. 
 
Final comments provided by the site promoter   
“Residential development to support the local community and within easy reach of Ashtead Town 
centre and local services. Suitable development could help young families seeking housing and 
assist the supply chain with dwellings for people wishing to downsize and stay in the locality.” 
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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. 

Minor Positive 

Although the site is of sufficient size to provide a 
range of housing types and tenures, including 
affordable housing, in practice the historic asset 
designations would seriously limit the amount of 
development which could be achieved (if any). 

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

Minor Positive 

This site is adjacent to historic parkland which is 
recognised as an SNCI in the MVDC Local Plan 
(2002). Easy access may be gained to Ashtead 
Common and Epsom Common and their 
extensive footpaths and bridleways via Farm 
Lane and the A24 (1.1km). Ashtead Recreation 
Ground with its facilities for football, skate 
boarding and children’s’ playground is 1.7km 
distant as are the cricket ground and Bowls Club. 
The RAC Club is 1.4km away. 

The nearest surgery, Gilbert House and Ashtead 
Clinic are 1.8km away and the dentist 1.1km. 

4. To minimise the harm from 
flooding. Minor Negative 

The site is in Flood Zone 1. However, there is an 
issue with flooding of the narrow Farm Lane near 
Ashtead House. 

5. To improve accessibility to 
all services and facilities. 

Neutral/negligible 

The Street provides the nearest shops, express 
supermarket and restaurants (1.1km). Ashtead 
Peace Memorial Hall, which acts as a centre for 
many local organisations is 1.6km away, the 
Library is 1.8km and the Youth Centre 2.3km. St 
Giles’ church is 1.0km away and St Michael’s 
1.9km. 

Independent education is provided by City of 
London Freemen’s School (1.0km). State 
education is as follows: St Giles’ Infants 862m; 
Barnett Wood Lane Infants 2.5km; The Greville 
1.5K; and West Ashtead 2.6km. St Peter’s Junior 
and St Andrew’s RC Secondary schools are 
2.8km; Therfield School is 4.7km (or slightly less 
by bicycle); Rosebery at 2.4km provides single 
sex education for girls. 

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

Minor Negative 

Although this site does include previously 
developed land, it could not be classed as being 
“not of high environmental value” bearing in mind 
the heritage asset designations which cover the 
site. 

7. To reduce land 
contamination Neutral/negligible 

No issues identified 
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SA Objective Impact of 
Development 

Comments 

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. Neutral/negligible 

DEFRA noise mapping indicates low noise levels 
within the residential areas adjoining the site.  

10. To reduce light pollution. 

Minor Negative 

Development would result in an increase in light 
pollution but the site’s enclosed position would 
mitigate any resulting intrusion to neighbouring 
properties, with the exception of those that 
overlook it. 

However, increased lighting could adversely 
affect the wildlife in the adjacent SNCI/LNR. 

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

Neutral/negligible 

There are no watercourses or groundwater 
protections zones located within this area. 

12. To conserve and enhance 
biodiversity and networks of 
natural habitat. 

Minor Negative 

A biodiversity survey may be necessary to assess 
the impact of any development on this site. It is 
adjacent to a Site of Nature Conservation 
Importance which is a Local Nature Reserve 
containing a mix of wildlife including several 
vulnerable and threatened species and it is an 
important site for dragonflies and butterflies. 

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

Major Negative 
 
 

Areas 1, 2 & 3 of the site are within the Ashtead 
House Conservation Area and the whole site is 
within the Grade II Registered Park. The Old 
Headmaster’s House and kitchen garden walls 
are listed Grade II. Any development in those 
areas would need to protect these heritage 
assets and also the woodland character of 
Ashtead Park. 
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SA Objective Impact of 
Development 

Comments 

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, the A24, is 800m away 
and the nearest bus stop is just under 1.0km. 
Four bus routes call at this stop and, during the 
middle of the day, there is a satisfactory service. 
There are limited buses at the weekend, 
especially so on Sundays and no service in the 
evenings. The station, reached by car, is 2.3km 
away. The shortest route to many of the facilities 
and services involves a series of narrow back 
lanes with tight corners and heavy usage during 
the times when children are being delivered or 
picked up from school. There are no services or 
facilities close to the area and public transport is 
not close and so a car would be needed. 

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

Minor Negative 

This is a proposal for housing. There would be 
employment loss if housing replaced the nursery. 

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 
 
The key considerations are: 
 

 Areas 1, 2 and 3 are all within the Ashtead House Conservation Area. 

 The whole site is within the Grade II Registered Park. 

 Protection of the Grade II listed walls in and around the site and the setting of the Grade II listed 
Old Headmaster’s House. 

 The increase in traffic in the narrow surrounding lanes during school arrival & departure times. 

 A history of flooding of the narrow Farm Lane by Ashtead House. 

 The lack of public footpaths on the public roads serving the site. 

 The modest size of the site and its inability to contribute significantly to the District’s overall 
housing needs.  

 
 


