
New Pond Farm,
Poppinghole Lane, Robertsbridge, East Sussex

Land and property. Since 1885.



Robertsbridge Railway Station 2.3 miles (London Charing Cross 
1 hour and 19 minutes), Battle 5.4 miles, Hastings 10 miles, 
Gatwick and M23 (J10) 40 miles, Central London 57 miles
(Distances and times approximate)

At the entrance to the farm lies New Pond Farmhouse,  
a recently refurbished four bedroom farmhouse (subject to 
an Agricultural Occupancy Condition), with large reception 
rooms, swimming pool and garaging. Three collections of farm 
buildings. Static caravan (with a Certificate of Lawful Use) 
set in a wonderful unspoilt location in the centre of the farm,  
surrounded by rolling grassland, woodland and trees.

About 164 acres (66.55 ha) in total
For sale as a whole

Introduction

New Pond Farm presents purchasers with a fantastic opportunity 
to acquire a mixed grassland and a former fruit farm in a secluded 
and tranquil yet well connected location in East Sussex. The farm 
comprises a four bedroom farmhouse (subject to an Agricultural 
Occupancy Condition), and an extensive range of traditional 
and commercial farm buildings. In all the farm constitutes 
approximately 164.38 acres (66.55 hectares)

Situation

Tucked away off the popular Poppinghole Lane, New Pond Farm 
lies in an enviable position a short distance from the village 
of Robertsbridge within the High Weald National Landscape.  
Robertsbridge is a thriving community with a range of local 
amenities and a mainline railway station with direct lines into 
London and the Coast. The A21 London Road is located 1.2 
miles away giving excellent transport links to the national 
motorway network, the nearby towns of Battle and Hastings 
and to the north, Tunbridge Wells.

An enchanting former fruit farm, 
providing a wonderful potential 
for environmental, vineyard, and 
leisure opportunities

Approximately 164 acres of rolling grassland and wood
4 bedroom farmhouse I 2,390 sq ft (221.9 sqm) I Swimming pool  

Farm buildings I Static caravan (with Certificate of Lawful Use  
set in a wonderful unspoilt location) 

 
Guide price £2,100,000

History

New Pond Farm was purchased in 1960 by Denis McKay, 
a fruiterer from London who bought the farm to provide 
produce for his retail outlets and in time the farm became very 
productive. To this day there is a plethora of former top fruit 
orchards that are strategically positioned across the farm and 
the fruit trees remain. The family moved to New Pond Farm 
from London and each of them worked on the farm in a hands on 
way, each of the children earning their crust.

In more recent years the farm has ceased fruit production but 
has been run as a mixed livestock enterprise.



New Pond Farmhouse

New Pond Farmhouse is a four-bedroom detached house built 
in the 1960s and extended in the early 1970s.  The farmhouse is 
subject to an Agricultural Occupancy Condition. Further details 
surrounding the decision notice are available from the vendor’s 
agent. 

The farmhouse offers a modern and light kitchen, breakfast 
room, sitting room and dining room on the ground floor.  
The four bedrooms and a bathroom are well spread across the 
first and second floors, alongside a separate W.C. The property 
was rewired and refurbished in 2023 and a new oil fired boiler 
has been installed. Large windows create a wonderful airy 
feeling with large rooms across the ground floor and there is 
multiple access to the garden and swimming pool. Currently 
New Pond farmhouse is vacant.

The gardens are simple but well kept. Paving surrounds the 
house and with herbaceous borders beyond, and to the rear of 
the house is a private swimming pool that serves and supports 
the farmhouse. There is also a garage.

Approximate Floor Area = 2,000 sq ft / 185.8 sq m
Limited Use Area(s) = 6 sq ft / 0.5 sq m
Outbuilding = 384 sq ft / 35.6 sq m
Total = 2,390 sq ft / 221.9 sq m

Drawn for illustration and identification purposes only.

Approximate Area = 2000 sq ft / 185.8 sq m
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Farm buildings

There are three sets of farm buildings which are strategically 
positioned around New Pond Farm that service and support the 
farm. The farm buildings are situated across several locations 
within the property. The main set of buildings are positioned 
in close proximity to the farmhouse and Poppinghole Lane, 
with additional buildings located more centrally within the 
holding. In total, the buildings provide a combined footprint of 
approximately 25,103 sq ft (2,332 sq m).

Those buildings located near the farmhouse include purpose-
built controlled atmosphere stores each with a 60-tonne 
capacity and a fully enclosed packhouse, all set within a 
concrete farmyard. Additionally, there is a brick built stable 
block comprising three stables and a tack room, along with 
further redundant cold storage facilities. Further along the farm 
track, yet still within close proximity to the main yard, there is a 
substantial five-bay concrete portal frame barn.

Situated more centrally within the property are the Lambing 
Shed and the Sheep Handling Shed. The Lambing Shed is a 
10-bay steel portal frame building (extending to approximately 
11,892 sq/ft), with a pitched steel box-profile roof, an earth 
floor, and open elevations on all sides. The purpose-built Sheep 
Handling Shed is of mixed steel and timber frame construction 
with well-designed, integrated handling facilities.

In the centre of the farm bordered by two streams both of 
which are tributaries of the River Rother, is a collection of six 
mobile homes which were historically used by fruit pickers. 
Additionally, a further caravan has been adapted to be a 
dwelling with an attached extension. A Certificate of Lawful 
Use has been granted for the existing use of this unit for a 
continued residential use as a single dwelling house. This offers 
a wonderful opportunity to build a new residential unit in the 
heart of the farm, subject to planning.



The farmland

The land at New Pond Farm is well positioned within a ring-fence to the north of Poppinghole Lane 
and the main farmyard. The land is classified as Grade 3 on the agricultural land classification maps 
of England and Wales and is of the Curtisden soil series; such soils are described as silty soils over 
siltstone with slowly permeable subsoils, some similar well drained coarse loamy soils over sandstone. 

The land is undulating and rises above the valley to provide wonderful views. There is a bridle path 
adjacent to the northern boundary of the farm which gives access to an extensive network for riding. 

The land itself is farmed in hand and mainly comprises permanent pasture and some historical fruit 
orchards. The farm has been well looked after by the current owners and follows both sides of the 
valley. The grassland is interspersed with mature trees and an array of flora and fauna and boasts an 
extensive range of environmental and amenity benefits. Some of the land is temporarily let to a local 
farmer for summer grazing.

General

Method of sale: New Pond Farm is offered for sale as a whole, by private treaty. 

Tenure: The property is sold freehold with vacant possession on completion.

Property Information: 

Property Planning EPC Council Tax Band Rent

New Pond 
Farmhouse

Agricultural 
Occupancy 
Condition

E G Vacant

Services:  New Pond Farm has mains water and electricity and oil fired central heating.

There is private drainage to a cess pit from the farmhouse. The main farm buildings to the south benefit 
from mains water and mains electricity. 

Mobile coverage and broadband: Information can be found here: https://checker.ofcom.org.uk/en-
gb/mobile-coverage

Important Notice: The buildings forming the northern part of the yard are not part of the sale.  
These have an independent electricity supply.

Access: Winders wood and New Pond Farmyard north are being retained by a family member.  
Rights of way will be reserved to access the land being retained, illustrated on the block plan shaded 
brown. The land being retained is shown edged blue. 

© Crown copyright and database rights 2024. OS AC0000813445
Plotted Scale - 1:1250. Paper Size - A3

Plan 2 - Winderwood
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New Pond Farm
This plan is published for the convenience of the purchaser
only. Its accuracy is not guaranteed and it is expressly
excluded from any contract.

Based on Ordnance Survey 1:2,500 mapping with the
permission of the Controller of HMSO   Crown Copyright
Licence No ES 100018525

Not to Scale. Drawing No. Z25990-02 | Date 30.04.26

Total Area (66.55 ha / 164.38 ac)

Farm Buildings (0.79 ha / 1.93 ac)

Orchard (22.62 ha / 55.88 ac)

Pasture (39.96 ha / 98.71 ac)

Residential (0.19 ha / 0.46 ac)

Track (0.76 ha / 1.85 ac)

Water (0.18 ha / 0.44 ac)

Woodland (2.05 ha / 5.11 ac)

IMPORTANT NOTICE: Strutt & Parker gives notice that: 1. These particulars do not constitute an offer 
or contract or part thereof. 2. All descriptions, photographs and plans are for guidance only and should 
not be relied upon as statements or representations of fact. All measurements are approximate and 
not necessarily to scale. Any prospective purchaser must satisfy themselves of the correctness of the 
information within the particulars by inspection or otherwise. 3. Strutt & Parker does not have any 
authority to give any representations or warranties whatsoever in relation to this property (including but 
not limited to planning/building regulations), nor can it enter into any contract on behalf of the Vendor. 
4. Strutt & Parker does not accept responsibility for any expenses incurred by prospective purchasers 
in inspecting properties which have been sold, let or withdrawn. 5. We are able to refer you to SPF 
Private Clients Limited (“SPF”) for mortgage broking services, and to Alexander James Interiors (“AJI”), 
an interior design service. Should you decide to use the services of SPF, we will receive a referral fee 
from them of 25% of the aggregate of the fee paid to them by you for the arrangement of a mortgage 
and any fee received by them from the product provider. Should you decide to use the 
services of AJI, we will receive a referral fee of 10% of the net income received by AJI 
for the services they provide to you. 6. If there is anything of particular importance 
to you, please contact this office and Strutt & Parker will try to have the information 
checked for you. Strutt & Parker is a trading style of BNP Paribas Real Estate Advisory 
& Property Management UK Limited. Brochure produced by RDM Agency Ltd. 
Photographs taken September 2025. Particulars prepared April 2026. 

struttandparker.com@struttandparker

Strutt & Parker London
43 Cadogan Street, London SW3 2PR

+44 (0)207 591 2232 | london@struttandparker.com

Wayleaves, easements and rights of way: The property is being 
sold subject to and with the benefit of all rights including; rights 
of way, whether public or private, light, support, drainage, water
and electricity supplies and other rights and obligations, 
easements and quasi-easements and restrictive covenants and 
all existing and proposed wayleaves for masts, pylons, stays, 
cables, drains, water and gas and other pipes whether referred 
to in these particulars or not.

Environmental Schemes: New Pond Farm is not in any 
environmental stewardship schemes leaving any prospective 
purchasers the opportunity to enter into any new scheme that 
they wish.  

Designations: The Farm is set in the High Weald area of 
National Landscape. It is also in a Nitrate Vulnerable Zone 
(NVZ).

Holdover: Holdover is reserved to permit the harvesting of all 
growing crops, storage and disposal of the fruit crops and for a 
machinery sale.

Sporting, timber and mineral rights: All sporting timber and 
mineral rights are included in the freehold sale, in so far as they 
are owned.

Planning: A Certificate of Lawful Use has been granted for the 
existing use of a mobile house and attached built extension for a 
continued residential use as a single dwellinghouse. Prospective 
purchasers are advised that they should make their own 
enquiries of the local planning authority.

Fixtures and fittings:  All items usually regarded as tenant’s 
fixtures and fittings and equipment, including fitted carpets 
and curtains, together with garden ornaments and statuary, are 
specifically excluded from the sale. These may be available to 
the purchaser by separate negotiation.

Employees: There are no farm employees.

Covenants and/or restrictions: The buildings in the main 
yard will be sold subject to a restrictive covenant prohibiting 
nuisances, excessive noise or other undesirable activities.  
Agricultural and equestrian use will not be considered a 
nuisance.

Public Rights of Way: The East Sussex Definitive Rights of Way 
map shows a public footpath on the land (EWH/8/1) and a 
public bridleway (EWH/7/2) lies adjacent to the land’s northern 
boundary.

Local authority: Rother District Council, Town Hall, London 
Road, Bexhill-on-Sea, East Sussex, TN39 3JX

VAT: Any guide price quoted or discussed is exclusive of VAT. 
In the event that a sale of the property, or any part of it, or 
any right attached to it, becomes a chargeable supply for the 
purposes of VAT, such tax will be payable in addition.

Health and safety: Given the potential hazards of a working 
farm we ask you to be as vigilant as possible when making your 
inspection for your own personal safety, particularly around the 
farm buildings and machinery.

Solicitors: Gaby Hardwicke. For the attention of Jonathan 
Midgley. Email: jonathan.midgley@gabyhardwicke.co.uk 
Tel: 01424 457 500

Viewing: Strictly by confirmed appointment with the vendor’s 
agents, Strutt & Parker.

Contact

Liza Howden
National Estates and Farm Agency
0207 591 2214
07469 154771
liza.howden@struttandparker.com

Harry Kennedy
National Estates and Farm Agency
0207 591 2232
07350 404756
harry.kennedy@struttandparker.com



Land and property. Since 1885.


