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Site ref:  AS14 Site address:    Land at The Pines, Farm Lane 
 

 
 

 

Proposed Land Use:  Housing   
 
Total Site Area (Ha):  2.1ha 
 
Description: 

The site is located to the east of Ashtead off 
Farm Lane and is currently grassed. It also 
contains a pond, roughly half the size of 
Ashtead Pond, surrounded by mature trees. 
The pond feeds the Rye Brook. 
 
Farm Lane bounds the site to the west. There 
are residential properties to the south and 
north, including listed properties and grazing 
land to the east. 
 
The grassed area is currently a large field-like 
lawn area, with some unused greenhouses. 
The site slopes gently downwards west to 
east. Numerous specimen trees surround the 
pond including a large plane tree. A listed ‘ice 
house’ is also situated in the south east of the 
site. 
  
A driveway from Farm Lane accesses the site 
and leads towards the existing house ‘The 
Pines’ although The Pines is not actually part 
of the site. There is also another small 
entrance from Farm Lane, without a driveway, 
at the far northern end of the site. 
  
Relevant planning history including current 
applications: 

There was an application for 12 houses on the 
site in 1979, which was refused, as was an 
application in 1953 for residential 
development.. 
 
Green Belt Boundary Review: 
The site is within Broad Area “J” of Ashtead’s 
Green Belt Boundary Review and within the 
specific area designated J3 (East). 
 
The site is on the eastern side of Farm Lane. 
The area is currently screened from Farm 
Lane by walls or trees. 
 
There are a number of significant listed 
buildings nearby. The area is also adjacent to 
a conservation area.
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The site comprises a large field-like lawn area sloping down to a pond to the north. This pond feeds 
the Rye Brook from springs arising from the chalk/clay boundary. There are numerous specimen 
non-native trees, especially around the margins and pond and these could be of amenity value. 
 
There are existing properties to the north and south. The properties to the south are The Pines and 
The Coach House, which are in turn adjacent to the 17th century Ashtead House. Park Farm House 
and a newly built barn conversion style house are to the north of the site. The area to the west of 
Farm Lane comprises nursery buildings and glasshouses and a field with properties to the north. 
 
One section extends into the Epsom & Ewell Green Belt. Development has already occurred along 
this border with the Epsom Green Belt along (Woodlands Way & The Hilders) and “filling-in” the 
remaining available spaces in the area does not appear to constitute a significant change in the 
merging status quo. Therefore The Green Belt Boundary review considered merging in this area 
J3(East) to be minimal. It also considered encroachment to be minimal. With regard to setting and 
character the Green Belt Boundary Review considers this to be moderate.  
 
Access and travel issues:  
The site is accessed from Farm Lane.  
 
From Farm Lane there is no footpath to Ashtead via Rookery Hill or along Farm Lane itself. There 
would be significant difficulty in remedying this issue given the width and rural character of the roads.  
 
When walking along Farm Lane towards the junction with Rookery Hill there is a very narrow, sharp 
double bend to negotiate with no pavement. The not infrequent flooding of this narrow road by 
Ashtead House bordered on the other side by the high brick wall of 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. 
 
Farm Lane and the nearby Pleasure Pit Road are 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 bus stop is just over 700m away from the site.  The Street, Ashtead is 1.1km distant and 
the station, reached by car, is 2.3 km away.  
 
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. 
 
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?   
There are no services or facilities close to this area and so access by car would be needed. 
 
Doctors, shops, playgrounds, recreational clubs and the library, etc. are all between 1.5km and 
2.0km away. Access to the countryside is via Ashtead Park and bridle ways just under 1km distant. 
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The closest primary and secondary school is the City of London Freemen’s, an independent school 
that is less than 1.5km away.  The majority of the state schools are all at a distance of 1.5km and 
over and the major secondary school is in Leatherhead. St Giles’ Infants school is just under 1km; 
Barnett Wood Lane Infants 2.5km; The Greville 1.4km 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 
cycle); Rosebery at 2.4km provides single sex education for girls. 
 
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), however, there is an issue with flooding of the narrow 
Farm Lane near Ashtead House. The pond within the site is the source of the Rye Brook, which 
floods north of the site after heavy rainfall. 
 
Environment Agency data indicates pockets of land which may be prone to surface water flooding, in 
the south east of the site and along the eastern boundary. However, this data should be treated with 
caution as the information is based on computer modelling, rather than evidence of actual flooding on 
site.  
 
The site promoter states: “This site has been in the owner’s possession since 1975 and it has never 
flooded.” 
 
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 west), which is a Local Nature Reserve, although the nursery buildings 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 west, at 
Ashtead Park. 

 This site forms part of a green corridor linking Ashtead Park to the fields to the east. 
 
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, around 
500m+ to the north of the site. On less wooded areas, there is a pattern of small rectangular fields 
enclosed within hedgerows, such as those immediately to the east of the site. 
 
The immediate landscape is bounded by large properties of low density to the north and south and 
grazing fields to the east. To the west is a garden nursery. The site is currently bounded by mature 
trees and therefore cannot be seen except from a few houses towards Epsom.  
 
Is the site on Agricultural Land Grades 1 to 3a? No 
 
The Built Environment and Heritage 
There is a Grade II listed ice house in the southeast corner of the site. Park Farm House lies 50m 
beyond the north boundary and is listed Grade II*, with additional structures in the grounds being 
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listed Grade II. Consideration will need to be given to any impact on the setting of Park Farm House, 
in view of the planning constraints imposed on the design of Little Park Farm. 
 
The land is adjacent to Ashtead House Conservation Area, which lies to the south. 
 
There are no Sites of Archaeological Potential in the immediate vicinity. 
 
The site is adjacent to 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. The density of properties in this area is about 9 dwellings per hectare. 

 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?  
The site promoter states that: “The small lake at the northern end of the site could be used as an 
amenity space for the new houses. The lake contributes to the biodiversity of the site and will be 
retained. All boundary trees/hedges to be retained. Sympathetic planting and grass verges to be 
included as part of the development scheme.” 
 
Physical Constraints / Considerations 

Are there any issues regarding: 

 Rights of Way across the site:   No 

 Slopes / topography:     Gentle slope downwards from west to east 

 Telephone masts, sub-stations, pylons:  No 

 Contaminated / potentially contaminated land: No 

 Current or historic landfills:    No 
 
Cross Boundary & Other Constraints / Considerations: 
The site’s eastern boundary extends slightly into Epsom & Ewell Borough. We understand that 
Epsom & Ewell BC 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: 
Available immediately 
 
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? 
Using the MVDC indicative density of 30 per hectare, this site could potentially provide up to 60 
dwellings. However, the density of existing properties in this area is about 9 dwellings per hectare. 
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Final comments provided by the site promoter:   
“The site is currently within the residential curtilage of “The Pines” house. The site is bounded to the 
North by housing and to the South by Ashtead Park Garden Centre and to the West by Farm Lane 
nurseries and residential development. The site could be considered infill between the housing to the 
North, the West and The Pines. There are no public rights of way or public access/egress to/from the 
site.” 

 
Editor’s note: The south eastern boundary is The Pines, which is north of the garden centre. 
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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 of sufficient size to provide a range of 
housing types and tenures, including affordable 
housing. However, at a similar density to the 
surrounding area, 9 houses per hectare, this is 
not true. 

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

Minor Positive 

Easy access may be gained to Ashtead 
Common and Epsom Common and their 
extensive footpaths and bridle ways via Farm 
Lane and the A24 (just under 1.km). Ashtead 
Recreation Ground with its facilities for football, 
skate boarding and childrens’ 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. 

 Infrastructure capacity issues have been 
identified within Ashtead’s GP surgeries. 

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 road near 
Ashtead House and of the Rye Brook north of 
the site. 

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 (just over 1.0km). 
State education is as follows: St Giles’ Infants 
just under 1km; Barnett Wood Lane Infants 
2.5km; The Greville 1.4K; 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 cycle); Rosebery at 
2.4km provides single sex education for girls. 

Infrastructure capacity issues have been 
identified within Ashtead’s schools.   

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

Major Negative 
 

This is a Greenfield site. 
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SA Objective Impact of 
Development 

Comments 

7. To reduce land 
contamination Neutral/negligible 

No issues have been identified. 

8. To ensure air quality 
continues to improve. Neutral/negligible 

There would be insignificant impact. 

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 

Housing development may result in some 
increased external lighting, but is unlikely to be 
intrusive in the wider landscape. 

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

Neutral/negligible 

The pond giving rise to the Rye Brook is located 
in the site. There are no groundwater protection 
zone designations. 

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

Minor Negative 

The site is located within the Esher and Epsom 
LCA and is laid to lawn with mature trees on 
parts of the boundaries. The pond is favoured by 
wetland birds. 

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

The site is located within the Esher and Epsom 
LCA. There are no known sites of archaeological 
potential in the area. 

The site abuts the  Ashtead House Conservation 
Area. 

There are three listed buildings nearby, Park 
Farm House, Ashtead House and The Old 
Headmaster’s House. The Ice House, a Grade II 
listed building, is in the south-eastern corner of 
the site.. 

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 just over 
700m away, as is the nearest bus stop. Here 
there is a more frequent service than other parts 
of the village in that it is on the route of four 
buses. There is, however, a limited service at 
the weekends and no evening service. The 
station is 2.3 km away.  

There are no services or facilities close to this 
area and, although access would be possible by 
bicycle, the car is more likely to be used at all 
times. 

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

Not Applicable 

This is a proposal for housing. 
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SA Objective Impact of 
Development 

Comments 

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: 
 

 The density and style of any housing on this site should be sensitive to the surrounding area.  

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

 The pond and its surrounding trees should be retained. 

 A water survey should be conducted to assess the impact of any development on the pond, 
which is the source of the Rye Brook and flooding of the Rye Brook north of the site. 

 Consideration should be given to the potential loss of the green corridor. 

 There is a need to protect the setting of listed buildings, the conservation area and Ashtead Park. 

 Epsom & Ewell Borough will need to be consulted regarding any change to their Green Belt. 

 There are no footpaths along Farm Lane and the junction with the A24 is dangerous. 

 
 


