
Ashtead Neighbourhood Forum 
Site Assessment AS10 Sylvacote & Avenue Cottage, Park Lane 
 

1 | P a g e  D a t e :  3 0  M a y  2 0 1 4  V e r s i o n :  7  

Site ref:  AS10 Site address:    Sylvacote & Avenue Cottage, Park Lane 
 
 

 
 

 
 
 
 
 
 
 
 
 

Proposed Land Use:  Housing 

 
Total Site Area (Ha):  1.4ha 
 
Description 

The site is located off Park Lane and contains 
a pair of semi-detached half-tiled/redbrick 
cottages, which could be retained, three 
garages serving the two dwellings and a small 
electricity sub-station in the eastern area of the 
site close to the cottages. 
  
The areas of the site that have not been built 
upon are made up of rough grassland, which 
is bisected by a wide, overgrown avenue lined 
by largely unmanaged lime trees. 
  
The site is accessed by a drive, with a wooden 
five-barred gate, that leads to a parking area 
behind the cottages. The northern boundary is 
divided by the drive and is fenced along the 
section in front of the dwellings and hedged 
along the remaining section. The City of 
London Freemen’s School lies across the 
public highway to the north boundary. 
  
A stable block complex lies adjacent to the 
southern boundary otherwise the site is 
bordered by trees and hedgerows with some 
chain-link fencing on the western and eastern 
boundaries.  
 
There is a gentle slope downwards running 
from south-west to north-east. 
 
Relevant planning history including current 
applications: 

There is no recent planning history. Planning 
permission was refused for low density 
housing along a 250’ frontage in 1963. 
 
Green Belt Boundary Review: 
The site is within Broad Area “D” of Ashtead’s 
Green Belt Boundary Review and within the 
specific area designated D2. The broad area 
plays a varied role when assessed against the 
various purposes of the Green Belt: 
 
.
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As there are no built-up areas to the south before the village of Headley, in terms of merging the area 
is considered to be minimal and this rating also applies to this site. 
 

There are currently only farm and stable buildings in much of the broad area with a few substantial 
dwellings to parts of the north, south and eastern sides. Any further building in the broad area would 
be a significant encroachment into otherwise open countryside but the Sylvacote and Avenue 
Cottage site is enclosed within the area and has no views in or out to the open countryside because 
of the site’s built and hedged boundaries. The site does not  contribute to this Green Belt purpose in 
the same way. Building would not involve significantly greater encroachment into the Green Belt 
beyond the buildings already in this part of the broad area. However, it would consolidate and 
intensify an existing pattern of sporadic building within generous grounds. 

The broad area forms part of the rural setting of Ashtead, supplying pleasant views to walkers on the 
various public bridleways, paths and roads around it and its contribution to the setting and character 
of Ashtead is considered to be moderate. However, the self-contained position of the Sylvacote and 
Avenue Cottage site, and the lack of public access, means that it does not contribute to this Green 
Belt purpose in the same way and as such its contribution could be regarded as minimal 
 
Access and travel issues  
The site is accessed from Park Lane which leads directly to the A24. Park Lane and the surrounding 
narrow lanes are very busy during school arrival and departure times and also during rush hours as 
they are used to avoid congestion on approaches to the M25. On exiting, the sight line to the east is 
along a straight stretch of road that could encourage oncoming traffic to be travelling at speed. To the 
west is a sharp bend which could present a problem if, again, oncoming traffic were taking it at 
speed. 
 
Safe pedestrian access would need to be provided as there is no footpath for about 60-70m along 
the road until reaching the right-angled bend in Park Lane. There would be significant difficulty in 
remedying this issue given the width and rural character of the roads.  
 
There are no cycle lanes, but the area is popular with cyclists, especially at the weekend. 
 
The nearest bus stop, which serves 4 bus routes, is 2.2km distant in the centre of the village in The 
Street. The station, reached by car, is 3.4km away.  
 
If a number, or all, of the sites in the Farm/Park Lane area were to be developed, the views of the 
Highways Authority would be required about the impact of a significant increase in traffic at the 
junctions with the A24. 
 
Where are key services and community facilities?   
There are no services or facilities close to this area and so access by car would be needed. 
 
Doctors, shops, playgrounds, recreational clubs. libraries etc. are all over 2km away. Access to 
countryside is via a footpath 300m to the north-east along Park Lane 
 
The closest primary and secondary school is the City of London Freemen’s, an independent school 
that is 530m away. The state schools are all at a distance of 2km and over and the major secondary 
school is in Leatherhead.  
 

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. 
 
Flood Risk   
The site is in Flood Zone 1 (the lowest risk). There is no evidence of surface water flooding on the 
Environment Agency’s model. 
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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 
 
Landscape Character 
The site is not within the Area of Outstanding Natural Beauty or the Area of Great Landscape Value 
(AGLV). It is about 350m outside the boundary of the Area of Great Landscape Value (AGLV), which 
lies south of Langley Vale Road and east of Headley Road and continues across the boundary with 
Epsom & Ewell BC, where it is known as an “Area of Landscape Value”. 
 
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 area around Park Lane and Farm Lane is characterised by thick tree belts along either side of 
the rural lanes, which reflects the “woodland belts, shaws and thick hedges” which are listed among 
the key characteristics of the Box Hill area. There are also areas of woodland to the north of the site, 
within the grounds of City of London Freemen’s School. However, the wider 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 site is adjacent to the high brick boundary wall of the 
City of London Freemen’s School and there are extensive equestrian uses in the vicinity – associated 
with nearby Epsom Downs – which make this a more “managed” landscape than the Box Hill area as 
a whole. 
 

The site itself cannot easily be seen except from the building immediately adjacent on its southern 
boundary. 
  
Is the site on Agricultural Land Grades 1 to 3a? 

The site is within an area designated Grade 3 Agricultural Land. 
 
The Built Environment and Heritage 
There are no conservation areas or sites of archaeological potential in the vicinity of the site. Several 
of the buildings and structures in City of London Freemen’s School are listed, including Ashtead Park 
House itself, which is listed Grade II* 
 
The site is adjacent to the Grade II Registered Historic Park & Garden site comprising the City of 
London Freemen’s School and Ashtead Park but it is separated from it by a public road and does not 
contribute to the landscape or character of the Park. 

However, the area along Park Lane has a rural appearance and existing residential properties are 
built well back from the road and often screened from it by hedgerows. Any new development would 
have to be sensitively designed to blend into this setting and conserve the character of the area.  

From the tree-lined avenue, there is a view through to the original late 18th century Ashtead Park 
House on the school site. The avenue was originally established to provide a direct route from the 
house to the church in Headley but now little remains of it except the section that is on the site. The 
avenue is considerably overgrown and the only attention given to care of the trees in recent years 
has been to ensure that they did not present a danger to people and buildings on the site. The 
treatment of this avenue, including protection of this formal view of the Grade II* Listed Building 
would be a consideration for any proposal on this site. 
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The following is an extract from the Ashtead Park Conservation Management Plan 2008: “The 
southern lime avenue is the most important survival of the 17 th century landscape. There are 
fine views in both directions, but particularly back towards the house. That part within the park 
boundary was replanted after the Great Storm of 1987, but with the width of the avenue 
increased. This can be seen by comparing it with the section outside the park, where it 
extends across agricultural land to the ridge line. The first part, immediately south of Park 
Lane ….. is overgrown and impaired by self-seeded trees and shrubs such that looking south 
from Main House it is not apparent that the avenue extends beyond the park wall.” 

 
The site lies south east of 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 

 Telephone masts, sub-stations, pylons: there is small electrical sub-station close to the 
cottages on the east side of the site. 

 Contaminated / potentially contaminated land: No 

 Current or historic landfills:   No 

 Other:      The avenue of lime trees is possibly of historic interest   
 
Cross Boundary & Other Constraints / Considerations: 
The site is about 400m from the boundary with Epsom & Ewell Borough Council.  
 
EEBC 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 
in Pleasure Pit Road. The views of this adjoining Council have been sought and we understand that 
the Epsom & Ewell council object to any change to the Green Belt along its boundary with Ashtead. 
 
Available 
The owners are planning to use the two cottages on the site for housing staff for the next 2-3 years 
(2014-2015/16) but the site could be made available at an earlier date. 
 
Achievable: 
If this site were to be allocated by MVDC as a potential development, there is a reasonable prospect 
that the site owner could deliver that development within the planning period.  
 
How many dwellings can the site expect to deliver? 
Currently unknown. 
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Final comments provided by the site promoter:   
The promoter has commented that “a 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. A residential development would support the local community and be within easy reach of 
Ashtead town centre and local services”. 
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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 

The site is capable of providing a range of 
housing types and tenures, including affordable 
housing. However, it’s modest size and location 
in an area where housing densities are very low 
means that it is unlikely to make a significant 
contribution to the District’s overall housing 
needs. 

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

Minor Positive 

This site is within a broad area of farmland to the 
south of the village. There is no immediate 
access to the countryside via footpaths and 
bridleways. Ashtead Recreation Ground off 
Woodfield Lane, with facilities for football, skate 
boarding, tennis and children’s play is 2.8km 
away, as is the cricket ground and Bowls Club. 
Ashtead Park lies 1.75km away.  

The nearest doctor’s surgery is Gilbert House 
together with Ashtead Clinic, 3.0km distant. The 
dentist in The Street is 2.3km away. 

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

The site is in Flood Zone 1. 

5. To improve accessibility to 
all services and facilities. 

Neutral/negligible 

The Street provides the nearest parade of shops 
with an express supermarket and restaurants at a 
distance of just under 2.4km away. Ashtead 
Peace Memorial Hall, which acts a centre for 
many local leisure activities and groups, is 2.5km 
away, the Library is 3.0km and Ashtead Youth 
Centre is 3.4km. Churches: St Giles’ (2.4km) and 
St Michael’s (2.7km).  

City of London Freemen’s School offers an 
Independent education and is 530m away. For 
state education: St Giles’ Infants  (2km); West 
Ashtead Junior School  (3.75K); The Greville 
(3.2km); St Peter’s (4.0km); St Andrew’s RC 
Secondary School (4.0km); and Therfield ( 
5.9km).  

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

Minor Negative 

Only a small area of the site has been previously 
developed although the remaining area is not of a 
high environmental value 

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. The overall impact 
is unknown and the increase in traffic  could 
result in further congestion in the area of the 
schools closest to the site. But there are no 
known air quality issues in the area and the 
amount of development concerned is unlikely to 
make a material difference to this issue. 

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

There are no specific data for this broad area. 
DEFRA noise mapping indicates low road noise 
levels within the residential areas to the north. 

10. To reduce light pollution. 

Minor negative 

Development will 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 the that 
immediately adjacent to the site.   

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. 

Neutral/negligible 
 

Several bands of Tree Preservation Orders exist 
within the broad area but there are none related 
to this site which is bordered with hedgerows and 
some trees.  

The undeveloped areas of the site comprise 
rough grassland and an avenue bordered by lime 
trees whiich is now overgrown and impassable. 

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

 

The area has a rural appearance and existing 
residential property is built well back from the 
road and often screened from it by hedgerows. 
Any new development would have to be 
sensitively designed to  blend into this setting and 
conserve the character of the area. There is an 
avenue of trees within the site which is 
understood to be of historical significance and 
would ideally be retained as a feature of the site. 
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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 to this area is the A24 and 
it is reached by way of a series of narrow lanes 
which are very busy at peak times when St Giles’ 
and the City of London Freemen’s school pupils 
are arriving and leaving during the day. These 
lanes are also busy at peak times as they are 
used to avoid congestion on approches to the 
M25. 

The nearest bus stop is 2.2km away in the centre 
of the village. Four bus routes call at this stop and 
during the middle of the day there is a satisfactory 
service. There are limited numbers of buses at 
the weekend, especially so on Sundays and no 
service in the evenings. The station reached by 
car is 3.4km away. There are no services or 
facilities close to this area and so access by car 
would be needed. 

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, 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: 
 

 Access to the services and shops in Ashtead, the nearest of which are over 2km away as is 
the nearest bus stop. 

 The increase in traffic along Park Lane and in the narrow surrounding lanes during school 
arrival and departure times and also during the evening peak commuter period. 

 The lack of a public footpath from the site for 60-70m along the public highway 

 The proximity of the Grade II Registered Historic Park & Garden site comprising the City of 
London Freemen’s School and Ashtead Park and the historic tree-lined avenue. 

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

 The extent to which this might represent encroachment into open countryside, which might 
set a precedent for further development in this area. 

 
 


