
Residential Development Opportunity / Penn, Buckinghamshire
FOR SALE



FORMER PENN SCHOOL 
CHURCH ROAD, PENN, 
BUCKINGHAMSHIRE, HP10 8LZ

A SIGNIFICANT AND SUBSTANTIAL 
OPPORTUNITY FOR SENSITIVE 
REDEVELOPMENT OF HISTORIC 
BUILDINGS AND SITE.
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Rare development opportunity 
comprising stately former  
Victorian Country House and 
grounds (Rayners House)

Property more recently used as  
a school (Penn School) prior to  
its closure in 2015 

Property originally constructed 
1847 as Sir Philip Rose’s 
Country Estate  

Sir Philip Rose served as solicitor 
and adviser to Benjamin Disraeli 
(Prime Minister 1874 – 1880). 
Property presents a number of 
features unique to that purpose 
and role

Rayners House, Rayners Lodge 
(Gatehouse), Gardeners Bothy 
and Trellis Arches and Obelisk 
within the grounds all Grade II 
Listed

Property extends to c7.7 ha  
(19 acres), including significant 
landscaped gardens and open 
areas

Buildings total 5,201.4 sq m 
(55,988 sq ft) GIA comprising  
the Main House (Rayners House), 
RaynerS Lodge (Gatehouse), 
Headmasters House, Gardeners 
Bothy and further outbuildings  
and stores

Property offers significant 
potential for alternative uses  
and redevelopment subject to  
the necessary planning consents 
and approvals

Property offered Freehold  
with vacant possession

Offers are invited for the  
freehold interest in the site,  
on an unconditional and/or 
conditional basis  

Further information and bidding 
instructions available within the 
dedicated dataroom

EXECUTIVE
SUMMARY
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Situated in Penn, north east  
of High Wycombe and north  
west of Beaconsfield.

Local Demographics 
(HP10 Postcode)

The property is located in Penn, c. 2.5 miles to the north east of  
High Wycombe and c. 2.6 miles to the north west of Beaconsfield.

Penn forms a characterful small village, in the Chiltern Hills. The 
Property is located on the south west side of Church Road, south  
of Tylers Green and the residential properties fronting School Road.

The main entrance to the Property is off Church Road just south 
of its junction with Elm Road. The surrounding area is largely 
residential in nature, with associated local amenities.

The property has good connections to both High Wycombe and 
Beaconsfield train stations both providing services to London in 30 – 
40 mins, together with access to the M40 at Junction 3 to the south.
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Bourne End

Burnham
Beeches

Wooburn
Green

Knotty
Green

Flackwell
Heath

HIGH
WYCOMBE

BEACONSFIELD

CHORLEYWOOD

GERRARDS
GREEN

PENN

MARLOW

Total population 19,231

Average monthly income £4,288

Average monthly residential rent (pcm) £1,245

Economically active   73.6%

Employment type: 

 Professional occupation 19.0% 

 Associate professional & technical 15.0% 

 Managers, directors & senior officials 13.2%

Higher Ed or equivalent 34%

Ofsted good/ outstanding facilities 14

Household Ownership 68.8%

LOCATION 
HP10 8LZ

By Road - from Former Penn School  miles

Beaconsfield Train Station 3

High Wycombe Train Station 3.7

M40 Junction 2 4.6

M40 Junction 4 4.8 

M25 Junction 16 9.5

Heathrow Airport 20

Reading 20

Oxford 30 

By Train - from Beaconsfield Train Station (Chiltern Railways)  minutes

Gerrards Cross 6

Wembley Stadium 20 

London Marylebone 29

By Train - from High Wycombe Train Station (Chiltern Railways)  minutes

Bicester Village 24

Oxford 42 London

Milton Keynes

Oxford

Birmingham

Penn

Connectivity

A4010

A404

A355

A355

A413

A413

M40 J.1A

M25 J.16

M25

M40

M40 J.2

M40 J.3

M40 J.4

A404

B474

A404

A404
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The site comprises mature trees and some  
woodland areas at the southern portion and to the 
boundaries, as well as more formal garden areas and 
grass land/playing fields to the central and northern 
areas. A number of ponds are located in the southern 
and central areas.

Rayners Lodge a Grade II Listed two storey Victorian 
property (built in 1847) stands at the site entrance, 
fronting Church Road. The property originally formed 
the entrance Lodge to the estate and was later used 
as the Caretakers Cottage during the properties time 
as a School.  

To the south is the Headmasters House, a later 
addition to the estate. That property is set within its 
own grounds with an entrance immediately left off 
the main drive to Rayners House. 

Rayners House originally comprised the main house 
of the estate and later formed the main school 
building. It is an imposing and attractive Grade II 
Listed, largely 4 storey, Victorian Building. It was 
constructed in 1847 as the country estate of Sir Philip 
Rose, solicitor and adviser to former Prime Minister 
Benjamin Disraeli. The property retains much of 
its original character and several unique internal 
features linked to the time, including a strong room 
in the basement which is accessed via a secret 
door in the main study. Internally it has undergone 
alteration for its use as a school, and the property 
was extended in the 1960’s to provide additional 
education space in a purpose built 2 storey extension 
to the rear, providing class room space, dining room, 
sports hall and flats. Additionally, extensive work was 
undertaken to the original Stable Block which was 
located immediately to the north of Rayners House, 
to extend the building to the front and introduce 

windows for its school use. The Stable Block is not 
listed owing to the extensive alterations that have 
been undertaken.

Further the north of Rayners Houses is the 
Gardeners Bothy and Trellis Arches which combine 
with a series of walls to provide a more formal 
garden area. The Gardeners Bothy forms a small two 
storey building which, externally, repeats the style of 
the Main house.

There are additional buildings within the main built 
area of the site, comprising stores and further 
educational spaces, these are all later additions 
which are not Listed.

Within the grounds just to the north of the driveway 
between Rayners Lodge and Rayners House is 
located an Obelisk commemorating the friendship 
between Sir Philip Rose and Benjamin Disraeli. The 
Obelisk also marks the occasion of Queen Victoria’s 
visit to Rayners House, whilst on her journey to 
pay her respects following the death of the Prime 
Minister. 

The School and outbuildings have been used for 
the filming of a number of productions including 
Grantchester, Endeavour, Last night in Soho 
Unforgotten, Silent Witness and Angela Black.

The north area of the site comprises open space and 
playing field arounds surrounded on the boundaries 
by mature trees.

SITE 
DESCRIPTION

The property extends to c. 7.7 ha (19 acres). 
The main area of buildings is set back from 
Church Road toward the western and 
southern areas of the site.

Playing Fields 

Rayners Lodge 

Trellis Arches 

Obelisk 

Headmasters House

Gardeners Bothy 

Stable Block

Rayner House

Formal Gardens 

1960s Extension 

Church Road

Entrance

B474

The boundary is for indicative purposes only and parties 
are expected to undertake their own legal due diligence

VIEW VIDEO  
IN THE DATAHUB

 5Former Penn School / Church Road, Penn, Buckinghamshire, HP10 8LZ / www.cushwake-datahub.co.uk/pennschool

https://www.cushwake-datahub.co.uk/pennschool/
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The property was a day and boarding school for 
pupils aged 11 to 18 with communication difficulties 
and therefore likely has a C2 existing use.

The property is situated primarily within the 
administrative boundaries of what was Wycombe 
District Council, with a small area extending into 
Chiltern District Council. Those areas are now all 
administered by the new Buckinghamshire Council 
which was created in April 2020.

The Property is located wholly within the Green Belt 
and Chilterns Area of Outstanding Natural Beauty.

In addition, the core developed area of the site 
is situated within the Penn and Tylers Green 
Conservation Area.  

Rayners House, Rayners Lodge, The Gardeners 
Bothy and Trellis Arches and the Obelisk are all 
Listed Grade II and must be retained as part of any 
redevelopment proposals.

Furthermore, the garden structures, specimen trees, 
parkland railings and internal and external boundary 
walls are all considered to contribute towards the 
character of the Conservation Area. 

Planning Policy seeks to protect Green Belt from 
inappropriate development but there are exceptions 
including the replacement of buildings and limited 
infilling or the partial or complete redevelopment of 
previously developed sites, provided it preserves the 
openness of the Green Belt.  

The Listed status of a number of the buildings 
on site may present the opportunity for partial 
redevelopment through the removal of the newer 
buildings and additions, (which are not listed) 
and their replacement, subject to the necessary 
consents.

Any redevelopment will need to respect the setting 
within the Green Belt, AONB and Conservation Area 
together with the Listings.

Alternative potential uses include retirement, care, 
hotel and residential amongst others, subject to 
securing the necessary planning consents.

OPPORTUNITY 
& PLANNING

The property offers a significant and 
substantial opportunity for redevelopment, 
respecting the setting and heritage of the 
Listed buildings and structures. 
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PROPOSAL CONTACTS

Cushman & Wakefield Debenham Tie Leung Limited gives 
notice to anyone who may read these particulars as follows: 
1. These particulars are prepared for the guidance only of 
prospective purchasers. They are intended to give a fair overall 
description of the property but are not intended to constitute 
part of an offer or contract. 2. Any information contained 
herein (whether in the text, plans or photographs) is given in 
good faith but should not be relied upon as being a statement 
or representation of fact. 3. Nothing in these particulars shall 
be deemed to be a statement that the property is in good 
condition or otherwise nor that any services or facilities are 
in good working order. 4 The photographs appearing in this 
brochure show only certain parts and aspects of the property 
at the time when the photographs were taken. Certain aspects 
may have changed since the photographs were taken and it 
should not be assumed that the property remains precisely as 
displayed in the photographs. Furthermore, no assumptions 
should be made in respect of parts of the property which are 
not shown in the photographs. 5. Any areas, measurements 
or distances referred to herein are approximate only. 6. 
Where there is reference in these particulars to the fact that 
alterations have been carried out or that a particular use is 
made of any part of the property this is not intended to be a 
statement that any necessary planning, building regulations 
or other consents have been obtained and these matters 
must be verified by any intending purchaser. 7. Descriptions 
of a property are inevitably subjective, and the descriptions 
contained herein are used in good faith as an opinion and not 
by way of statement of fact.  January 2021

 
© Copyright apply to photography, maps and plans  
All Rights Reserved

Alex Fox 
+44 (0) 203 296 3559 
alexander.fox@cushwake.com

 
Paul Wickenden 
+44 (0) 203 296 4035 
paul.wickenden@cushwake.com

125 Old Broad Street,  
London, EC2N 1AR

cushmanwakefield.com

TITLE

The property is held freehold registered at the  
Land Registry under title BM267638.

 
TECHNICAL

A comprehensive information pack has been  
compiled to assist purchasers in formulating their 
offers for the site. This due diligence information  
can be accessed via secure registration at:   

www.cushwake-datahub.co.uk/pennschool 

 
VIEWINGS

Site visits can be arranged by appointment only with 
the retained agents. Please contact us for availability.

 
 

EPC

Available in the DataHub.

METHOD OF SALE AND 
TENDER PROCESS

The freehold interest is offered for sale by informal 
tender. Offers are invited on an unconditional and/or 
conditional basis. Offers are invited for the property 
subject only to contract.

Offers should be submitted electronically to the 
retained agents detailed opposite. 

Interested parties should note that the Vendor 
reserves the right not to select the highest or  
any offer received.

 
VAT

TBC 
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