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Details of the Regulation 19 Representation   
1.1. This Regulation 19 representation period is the next step in the plan making process. The 

purpose of the Regulation 19 stage is to provide an opportunity for representations to be made 

on the proposed submission local plan before it is examined by a Planning Inspector.   

 

1.2. Further information, including frequently asked questions, on the Regulation 19 Stage is 

available on our website. You can also reach the website quickly by scanning the QR code.  

1.3. The council consulted on a Regulation 18 Draft Local Plan (2022-2040) in 2023 that was a 

detailed Local Plan containing strategic policies (including draft site allocations) and 

development management policies.   

1.4. The Regulation 19 consultation stage is different to those undertaken previously:   

¶ This is the last stage of public engagement before submitting the Draft Plan to the 

Planning Inspectorate for examination. 

¶ This is a representation period on the finalised proposed Local Plan policies; earlier 

consultations sought views which had to be considered before the council finalised this 

draft Local Plan. 

¶ All responses received during the consultation period will be sent to the Planning 

Inspectorate. 

¶ Only representations on the soundness and legal compliance of the Plan can be made 

and it must be targeted to a specific policy or paragraph in the Draft Plan. Your 

representations will need to focus on the following: 

o Whether or not the plan is legally compliant (including Duty to Cooperate). 

o Whether the plan satisfies the tests of soundness by being: 

Á Positively prepared ï being based on a strategy that aims to meet 

objectively assessed needs for development and infrastructure. 

Á Justified ï being an appropriate strategy. 

Á Effective ï being deliverable over the plan period based on effective joint 

working. 

Á Consistent with national policy ï enabling the delivery of sustainable 

development in accordance with the NPPF.  

 

1.5. Representations should be supported by evidence if possible, and when making 

representations, please clearly indicate which policy, paragraph or page number you are 

referring to.    

1.6. In addition to the Local Plan, during the consultation period representations can also be made 

on changes to the Policies Map, the Sustainability Appraisal and the Equalities Impact 

Assessment.  

https://www.epsom-ewell.gov.uk/residents/planning/planning-policy/epsom-and-ewell-local-plan
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1.7. The consultation period starts on the XX and runs for 6 weeks until XX 2025. Should you wish 

to make representations on the legal compliance or soundness of this document you must do 

so within the six-week period. Please submit your representations using the on-line forms 

which can be found on the Local Plan pages at (ADD LINK TO INOVEM)   
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Chapter 1 т Introduction 
What is the Epsom and Ewell Local Plan?  

1.8. The Epsom and Ewell Local Plan sets out policies and site allocations to guide the 

development and use of land in the Borough up until 2040 and provide a strategy for 

sustainable growth. The Local Plan also sets out how the council will manage the built and 

natural environment.  

 

1.9. Once adopted, the Local Plan and its supporting Policies Map will form part of the Epsom and 

Ewell Development Plan together with other ódevelopment planô documents such as the Surrey 

Minerals Development Plan, Surrey Waste Development Plan and any adopted 

Neighbourhood Plans.   

 

1.10. Once adopted, the Epsom and Ewell Local Plan (2022-2040) and supporting Policies Map will 

supersede the policies contained within the following development plan documents:  

¶ The Core Strategy 2007 

¶ Plan E ï An Area Action Plan for Epsom Town Centre 2011 

¶ The Development Management Policies 2015  

Why prepare a new Local Plan?  

1.11. Epsom and Ewell borough is a desirable location to live, study and work. However, many 

people who work in the area are unable to afford to live in the borough, this can cause 

problems for the households and difficulties for local employers (including public services) in 

retaining and recruiting staff. 

 

1.12. There is an ageing population in the borough many of whom want to remain in the borough but 

have difficulty in finding the type of housing that meets their needs. Other changes, for 

example to how people shop and working practices (such as increased working from home in 

specific sectors), are leading to changes in supply and demand for certain types of commercial 

premises in the borough. 

 

1.13. The Local Plan seeks to protect our attractive and valued environment whilst reconciling the 

need to accommodate our development needs. The balance between protecting our 

environment and enabling development and supporting infrastructure is at the centre of our 

spatial strategy. 

1.14. A key reason for reviewing the plan is that is a legal requirement for Local Plans to be 

reviewed every five years from the date of adoption and having an up to date plan in place 

reduces the risk of speculative development in the borough.   



8 
 
 

 What is the Local Plan evidence base?  

1.15. Supporting the Local Plan is a wide range of evidence base, some of which are legal 

requirements such as the Sustainability Appraisal and a Habitat Regulations Assessment. The 

Sustainability Appraisal checks that the Local Plan will achieve, social and environmental 

benefits and that any harm is mitigated by other factors. The Habitats Regulations 

Assessments considers the impact of the Local Plan on specific nature conservation sites.  

 

1.16. Other evidence base documents that have informed the Local Plan and are publicly available 

on our website include:  

¶ Housing and Economic Development Needs Assessment (2023) (HEDNA)  

¶ Gypsy and Traveller Accommodation Needs Assessment (2022)  

¶ Land Availability Assessment (2024) (LAA)  

¶ Site Assessment (2024)  

¶ Local Plan Viability Assessment (2023) 

¶ Strategic Flood Risk Assessment ï Level 1 (2024)  

¶ Strategic Flood Risk Assessment ï Level 2 (2024) 

¶ Infrastructure Delivery Plan (2024) 

¶ Local Plan Strategic Transport Assessment (2024) 

¶ Green Belt Study (2024)  

¶ Epsom Town Centre Masterplan (2024) (ETCMP)  

How to use the Local Plan  

1.17. The Local Plan should be read as a whole. The individual policies and proposals must not be 

considered in isolation from each other. Often several different policies will be applicable to a 

single development proposal.   

1.18. To deliver the vision and objectives, there are a suite of policies and land designations. These 

are divided into high level policies called óstrategic policiesô and ósite allocationsô, which set the 

strategy for the Local Plan and provide the high-level principles that development must adhere 

to. For emerging neighbourhood plans it is important to note that policies in a neighbourhood 

plan must be in line with the strategic policies within the adopted Local Plan. Specific land 

designations are detailed on the Policies Map which accompanies the Local Plan.  

1.19. Then there are the detailed (non-strategic) policies called óDevelopment Managementô policies, 

which provide the detailed criteria and standards which proposed development will be 

assessed against. Non-strategic policies in this Local Plan may be superseded by any policies 

identified in future Neighbourhood Plans.  
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How will new development be supported?   

1.20. Implementation and resourcing of the Plan will be critical to its success. It will be important that 

we continue to work collaboratively with partners across the private, public and voluntary 

sectors to deliver the Plan.   

1.21. Improvements to infrastructure will be required to support the development proposed in the 

Plan and this is set out in an Infrastructure Delivery Plan (IDP).  

1.22. Infrastructure will be funded through a combination of public funding, developer-led provision 

and the Community Infrastructure Levy (CIL). The Planôs policies and proposals will also 

enable us to highlight the infrastructure needs and bid for additional resource funding 

opportunities that may arise from Government or other funding initiatives.  

How will we know if the Local Plan is successful?  

1.23. We will monitor the progress of the Plan and the performance of each policy through our 

Authority Monitoring Report which is published annually. A key indicator as to the Planôs 

success will be whether development and infrastructure is delivered at the rate expected. This 

will include whether the number of homes built each year and the supply of housing land is 

keeping up with the targets set in the Plan.   

1.24. The Plan, in accordance with national planning policy, must be reviewed every five years to 

ensure that it remains up to date and fit for purpose.   

1.25. Chapter 9 of this Plan sets out how each of the policies will be monitored.  

Key facts about the borough   

Population    

1.26. Epsom and Ewell borough is currently the home for 80,900 people (2021 census). It is the 

smallest borough in terms of geographical area in Surrey. Whilst it is the smallest in size, the 

population is relatively high and is also the most dense borough in Surrey. The borough is 

situated on Surreyôs northern border adjacent to London. Its adjoining neighbours include the 

London Boroughs of Kingston and Sutton, and the Surrey authorities of Mole Valley and 

Reigate & Banstead.    

1.27. The population of Epsom and Ewell borough has grown from 75,102 people to 80,900 people 

between 2011 to 2021. That is an increase of 7.7%. This is higher than the overall growth in 

Surrey of 6.2%. The population has appeared to increase quicker than the number of 

households and therefore household sizes have seen an increase. The average size in Surrey 

is 2.5 persons per household with the highest level found in the borough at an average of 2.58 

persons per household.   

1.28. The fastest growing group is the over 70s in Surrey. This trend is expected to continue in the 

next plan period, with a projected increase of 38% of those aged 65 years and over between 

2022 to 2040 (HEDNA, 2023). 
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1.29. The proportion of households with dependent children is slightly higher than the England 

average. This suggests that the borough is a relatively attractive place to bring up children 

(HEDNA, 2023).   

Employment   

1.30. The borough supports a wide range of businesses, with two sizable employment sites that 

adjoin each other (Kiln Lane Industrial Estate and Longmead Industrial Estate) that 

predominantly cater for businesses requiring light industrial / manufacturing units and these 

two sites support over 160 businesses across a range of sectors that provide approximately 

1,900 jobs.   

1.31. The number of people employed in the borough is forecast to increase by over 9,300 jobs over 

the Local Plan period which will generate a need for additional employment floorspace 

(HEDNA, 2023). 

1.32. The borough has a successful racehorse training industry that is concentrated outside the 

urban area including Epsom Downs Racecourse and its associated training grounds and stable 

complexes. 

1.33. The borough is fortunate that the level of unemployment is relatively low. It has among the 

highest rate of economically active people of working age (92.2% based on NOMIS data from 

June 2023 ï June 2024) in the country. However, the borough does have a skills shortage in 

some sectors, such as hospitality, and many workers are unable to afford homes close to work. 

This creates additional pressure to make sure that adequate provision is made for affordable 

housing.    

 

1.34. Epsom Town Centre is the boroughôs primary retail area. Ewell and Stoneleigh are local 

centres and all have access to public transport including rail links.   

1.35. Educational establishments, the University for the Creative Arts and Laines Theatre Arts are 

located within the borough. Levels of educational attainment in the borough (NVQ4+, degree 

level and above) for 16-64 years olds are higher than the national average where the 

proportion of people with no qualifications is lower than the national average.   

Deprivation  

1.36. Average gross weekly pay in the borough in 2022 (£798) was 27% higher than the average for 

England & Wales (£628), however there are pockets of deprivation including Court Ward which 

is one of the most deprived wards in Surrey. Epsom is one of the least affordable places to live 

in Surrey when comparing median household incomes to median property prices. The housing 

affordability ratio in the borough was 16.8 in 2023. That is, the median house price is 16.8 

times the median gross annual workplace-based earnings. Historically, the housing 

affordability ratio has risen substantially over the last three decades: 5.4 in 1997, 10.2 by 2004 

and 14.6 in 2014. 
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Housing  

1.37. Housing is an issue of great significance to the borough and forms a major theme of this Local 

Plan. The council has devoted considerable effort to understanding what the boroughôs 

housing needs are through our Housing and Economic Development Needs Assessment 

(HEDNA).  

1.38. The council has also identified the land available to meet development needs through our Land 

Availability Assessment (LAA). These documents form a key part of our evidence base. The 

LAA has helped us to consider where new homes could be built by assessing the suitability, 

availability and viability of land to provide additional dwellings or other types of development.   

Natural Environment    

1.39. There are Sites of Special Scientific Interest (SSSI), Local Sites of Nature Conservation 

Importance and nature reserves in the borough.  

1.40. The borough is home to a variety of habitats and species particularly in natural/ semi-natural 

landscapes of Epsom Common and Horton Country Park Nature Reserve. Other valuable 

green spaces include Hogsmill Park and Nonsuch Park which has historic links to Henry VIII, 

where his former palace was located.   

1.41. Some areas of our borough, including Epsom Town Centre, are at risk of fluvial and surface 

water flooding. Flash flooding can cause severe disruption to people and businesses, closing 

main roads and damaging homes. More information on flood risk in the borough can be found 

in our Strategic Flood Risk Assessment (2024) (as amended).   

Heritage    

1.42. Our borough has a particularly rich and varied architectural heritage with 315 nationally listed 

buildings, over 50 locally listed buildings and 21 conservation areas. It also contains a 

registered park and garden.  

1.43. Epsom has a rich history, including the home of the Epsom Downs racecourse and the world-

famous Derby. It is also where Epsom salts originated, found naturally from the areaôs water 

source.   

Infrastructure  

1.44. Pressure on existing infrastructure and additional stress caused by planned growth must be 

addressed to maintain and enhance the boroughôs prosperity and quality of life.  

1.45. There are 19 primary phase schools in the borough, seven with nursery provision.  There are 

four secondary schools, all of which also have post-16 education provision for academic and 

some vocational courses.  Epsom has a further education college (NESCOT) offering 

vocational post-16 education with some adult education and part time course provision.  The 

University for the Creative Arts (UCA) and Laine Theatre Arts are also based within the 

borough offering higher education courses in creative industries.     
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1.46. Education provision for children and young people with special educational needs (SEND) is 

provided by education providers within and beyond the borough although depending on the 

SEND provision required, SEND provision may also be accessed in neighbouring boroughs, 

county wide or out of county.     

Transport and Accessibility    

1.47. The borough is well connected by a variety of travel modes, including four railway stations and 

others nearby outside of its borders with trains taking less than 30 minutes to get to central 

London. There are also good road links to the A3 and M25.  A network of bus services links 

destinations both within and outside the borough.  Active travel routes such as cycle and 

pedestrian routes connect with public transport and road networks to provide opportunities for 

carbon neutral travel, although there is the opportunity to improve cycle infrastructure in the 

borough through the implementation of the Epsom and Ewell Local Cycling and Walking 

Infrastructure Plan (LCWIP).  

1.48. Whilst the transport infrastructure in the borough provides residents and visitors with a good 

variety of travel options, there are pockets of areas in the borough where the level of 

accessibility to regular bus services, direct train services and active travel routes with key 

amenity locations such as Epsom town centre remain limited.  

What are the challenges facing Epsom and Ewell  

1.49. The most important challenge facing the Local Plan is to deliver growth to meet local needs 

and to consider any needs that cannot be met in adjoining areas. The aim is to maintain and 

reinforce our communities' sense of place while, wherever possible, enhancing the boroughôs 

character, environment and heritage. More specifically, the Local Plan needs to:   

¶ deliver a sustainable level of housing growth having regard to the boroughôs 

constraints, to meet future housing needs;   

¶ provide a range of housing that meets needs, for example related to size, tenure 

(including affordable housing) and specialist accommodation;   

¶ provide space to enable local businesses to grow and to support and diversify the 

local economy;   

¶ ensure that new or improved infrastructure is delivered to support planned new 

development, including transport improvements, utilities and measures to reduce 

potential adverse environmental impacts;   

¶ plan for improved local and cultural facilities to meet the needs of the growing and 

ageing population;   

¶ provide for new and improved open space and green infrastructure;  

¶ achieve high quality design and encourage innovation;   

¶ preserve outstanding heritage and historic assets;   

¶ protect and enhance the areaôs biodiversity and habitats and positively plan for 

addressing the implications of climate change; and   

¶ help improve health and wellbeing.  
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 Chapter 2 т Vision and Objectives  
2.1. To provide clarity on the type of place the borough is anticipated to be, and what it will seek to 

achieve from development, the Local Plan should set out a vision. The vision should be 

ambitious, but achievable. In addition, to support this vision strategic objectives will prioritise 

outcomes and provide a reference point that ground and justify policies in the Local Plan.    

Vision  

2.2. The vision for the borough up to 2040 is:  

2.3. In 2040 Epsom and Ewell will continue to provide a high quality of life and be an attractive 

place to live, work, study and visit.   At the centre of its identity will continue to be the market 

town of Epsom, the University of Creative Arts, the Epsom Downs Racecourse and the 

conservation of its heritage.   

2.4. New development will have delivered a range of new homes of varying sizes, meeting the 

needs of our changing population including those in specialist housing need, and from 

students through to older people.  

2.5. New development will have been focussed on urban sites with the role of Epsom Town Centre 

of paramount importance having seen the most exciting and significant opportunities for 

growth.  

2.6. New vibrant communities with their own identities will be centred around previously 

underdeveloped transport hubs and principal movement corridors.  

2.7. The economy will be thriving, benefiting from high-speed digital infrastructure, and performing 

to its full economic potential, attracting new, and supporting existing businesses, from start-ups 

to larger companies.  

2.8. The Epsom Downs racecourse will continue to be a significant part of the boroughôs unique 

identity and support a thriving equestrian sector.  

2.9. Epsom Town Centre will have remained the principal urban centre in the borough and new 

development will have reflected and enhanced its urban qualities, with a rich collection of uses, 

compact neighbourhoods and safe streets. There will be more people living in the centre 

helping to support it as a prosperous market town, and support the existing shops, leisure 

cultural uses, public transport services and community facilities that are so valued by existing 

residents.  

2.10. New development here will have secured investment in wider public realm improvements, 

providing more trees to help to cool streets in the summer and provide a more attractive place 

and new habitat for birds and other wildlife. It will be a place where people naturally choose to 

walk and cycle to and around, because the surrounding environment is even more pleasant.  

2.11. The town centre will attract the best students and academic staff with modern facilities housing 

the University of Creative Arts and the Laine Theatre Arts School, who in turn contribute to the 
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local economy. Graduates will have access to affordable space within the town centre to make 

and sell their creations, making Epsom town centre even more distinctive from other nearby 

centres.  

2.12. Ewell Village and Stoneleigh Broadway centres will continue to provide a distinct place identity 

and a hub for the community through convenience shopping and other commercial services 

such as professional services, restaurants, and public services like libraries. Infill and 

redevelopment opportunities will have been taken, increasing the number of residents served 

by these centres, helping to make them more viable in the long term.  

2.13. Development across the borough will have been supported by improvements in community 

and transport infrastructure, with active travel networks having been a core part of growth in 

the borough improving air quality and benefiting the health and well-being of residents.  

2.14. Epsom and Ewell will have remained a very green borough, valued by those who live in, work 

in and visit.  Its network of green spaces that is embedded within communities will have been 

strengthened by development having delivered new public open spaces as well as enhancing 

the boroughôs existing streets and green spaces, improving habitats for wildlife, and providing 

better links to, from and between existing green and blue infrastructure, securing amenity for 

both new and existing residents.  

2.15. Growth will have been different from what has gone before, with a greater emphasis on design 

and built quality and on the delivery of environmentally sustainable homes and communities for 

families and new residents who want to contribute positively to Epsom and Ewellôs unique 

character. New development will have helped to redress past mistakes by replacing poorly 

designed buildings and spaces with higher quality development.  

2.16. The boroughôs identity will have been strengthened, with the existing character of places in the 

borough having played an important role in shaping development proposals in terms of 

building materials, proposed built form, retention of important views and vistas and 

improvements to the public realm.    

Strategic Objectives  

2.17. The nine Strategic Objectives of this Local Plan are:   

1) To provide a sustainable level of housing growth having regard to the boroughôs 

constraints, to meet future housing needs by identifying and maintaining a supply of land 

for housing ensuring this is of the right size, right type, provides the right tenure and is 

in the right location and provides a choice of housing for people at all stages of life. 

2) To enhance the vitality and viability of Epsom Town Centre and the Local centres by 

supporting their diversification, and enhancement of the cultural offer and public realm. 

3) To provide a sustainable level of economic growth to ensure that local people of all ages 

can find employment and remain in the borough by:  
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a) ensuring that existing and new businesses can thrive whilst supporting growth 

sectors and the continued success of the boroughôs education establishments 

and equestrian sector; and 

b) supporting the creative industries, including start-ups through the provision of 

appropriate business accommodation. 

4) To ensure that development is supported by the necessary physical, social and green 

infrastructure to meet peopleôs current and future needs. 

5) To maximise opportunities for those living, visiting, working and studying in the borough 

to access the diverse green and blue infrastructure network. 

6) To ensure that development does not have a detrimental impact on the boroughôs 

environmental assets including designated national sites, landscape character, water 

quality and biodiversity and that new development provides opportunities to provide for 

biodiversity net gains. 

7) To support measures that prioritise active and sustainable travel modes including 

improved facilities for pedestrians and cyclists and improvements to public transport. 

8) To deliver high quality and sustainable buildings and places that integrate into their 

surroundings and respond to local heritage. 

9) To support action on climate change and reduction of the boroughôs carbon emissions, 

aiding the transition to net zero through a combination of mitigation and adaptation 

measures. 
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Chapter 3 т Spatial Strategy 
3.1. The following strategic policies set out the Local Planôs spatial strategy. At its heart is a 

commitment to responding to the climate emergency and to deliver sustainable placemaking, 

contributing towards the achievement of sustainable development. The scale and location of 

growth proposed has been informed by careful consideration of the evidence and the 

balancing of the social, economic and environmental positive and negative effects which could 

arise from growth and development in the borough.  

Policy S1 т Spatial Strategy  

Housing   

3.2. Significantly boosting the supply of homes is a key government objective and the scale of 

change required to boost housing supply across Epsom and Ewell is very significant. The 

borough must plan positively for this change. To achieve this, it is important that a sufficient 

amount and variety of land can come forward where it is needed, the needs of groups with 

specific housing requirements are addressed and, that land with planning permission is 

developed without necessary delay.  

3.3. National Planning Policy requires that to determine the minimum number of homes, Local 

Plans should be informed by a local housing need assessment, conducted using the standard 

method in national planning guidance. The housing need for Epsom and Ewell generated by 

the standard method with a 2024 baseline is 569 dwelling per annum, which equates to 10,242 

dwellings over the Local plan period. The Councils Housing and Economic Development 

Needs Assessment (HEDNA) 2023 confirms there is no justification to increase the housing 

need figure over that generated by the standard method.   

 

3.4. The location of development in the borough is driven by the principle of sustainable 

development as set out in national policy. A óbrownfield firstô approach has therefore been 

taken and the Local Plan seeks to make as much use as possible of existing suitable 

brownfield sites, including all publicly owned assets and landholdings. It is a priority that 

identified urban sites are developed in an efficient way to ensure they make a significant 

contribution to future housing provision.   

3.5. The urban areas of the borough have been thoroughly assessed through the Land Availability 

Assessment (LAA) 2024, to identify the amount of development that could be sustainably and 

achievably accommodated. It was found that the urban sites can only provide approximately 

3,336 dwellings (approximately 33% of the identified need for housing within the borough 

based on the standard methodology). This is based on the assumption that the urban sites 

identified as being suitable for development can be delivered over the plan period. 

  

3.6. The council has therefore had to look at other options to boost housing supply. This has 

included exploring the potential for meeting the boroughôs local housing needs outside of 
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Epsom and Ewell. However, based on current information, it is highly unlikely there will be any 

significant opportunities during the plan period to accommodate need outside of the borough 

boundary.   

3.7. Given, the above and the scale of unmet housing need that would result from pursuing a 

brownfield only approach, the council considers that there is the justification and exceptional 

circumstances to make changes to the Green Belt boundaries within the borough, as allowed 

by national policy.  The council is therefore proposing to make changes to the Green Belt 

boundary, and has followed national planning policy, which requires that Green Belt 

boundaries are only amended in exceptional circumstances and that this must be undertaken 

as part of the Local Plan process.   

3.8. The council considers that the scale of unmet development / housing needs in the borough 

that would result from pursuing a brownfield only approach provides the exceptional 

circumstances and justification to make changes to the Green Belt boundaries in the borough.   

3.9. Through the release allocation of four sites that were previously located in the Green Belt, the 

council will be able to deliver an additional 1,580 dwellings over the plan period, which 

combined with the urban area supply equates to approximately 48% of the need established 

by the standard methodology. This is the councilôs preferred spatial strategy which balances 

social, economic and environmental objectives. 

Gypsy, Traveller and Travelling Showpeople Accommodation   

3.10. Gypsies, Travellers and Travelling Showpeople are recognised as ethnic groups and are 

protected from discrimination by the Equality Act 2010. The council is required to assess and 

plan for their specific needs for cultural appropriate accommodation.   

3.11. A need for 18 pitches for Gypsy and Travellers has been identified through the Epsom and 

Ewell Gypsy and Traveller and Travelling Showpeople Accommodation Assessment (GTAA), 

2022.   

Employment   

3.12. Building a strong and competitive economy is a government objective and as part of plan 

making, the council is required to positively and proactively encourage sustainable economic 

growth.   

3.13. The council has carried out a robust and objective assessment of its employment needs which 

is detailed in the HEDNA. This assessment takes account of economic and job growth 

forecasts over the Local Plan period, but also local intelligence on demand for employment 

floorspace to meet the needs of established businesses. The HEDNA shows that there is 

demand for additional employment floorspace in the area to meet the needs of existing 

businesses and to cater for new businesses.  
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3.14. Epsom and Ewellôs principal industrial sites play an important economic role for the borough 

and wider region. Their continued commercial activity is essential with opportunities for 

intensification.  

3.15. Modern employment accommodation that is compatible with residential uses will be 

encouraged to support the economic vitality of Epsom Town Centre.  

Retail and Leisure   

3.16. The NPPF states that the council should assess the quantitative and qualitative needs for land 

or floorspace for retail and leisure development over the next 10 years as a minimum. When 

planning for growth in its town and local centres, the council should allocate a range of suitable 

sites to meet the scale and type of retail and leisure development needed. It is important that 

the needs for retail, leisure and other main town centre uses are met in full and not 

compromised by limited site availability.  

3.17. The council has carried out a Retail and Commercial Leisure Needs Assessment (2020 and 

update 2021), which identifies no substantial additional comparison or convenience needs and 

recommends a strategy of consolidation rather than growth for Epsom Town Centre and 

Stoneleigh and Ewell Village local centres.  

The Spatial Strategy  

3.18. This is the beginning of a new period of growth for the borough. The council is ambitious and 

determined that this will strengthen and enhance the character of the borough. Growth must be 

different from what has come before, there will be a greater emphasis on design and built 

quality and on the delivery of environmentally sustainable homes and communities for families 

and new residents who want to contribute positively to Epsom and Ewellôs unique character.   

3.19. Our development strategy for the plan period recognises the environmental constraints, the 

availability of land for development, the viability of development and the need to balance 

matters such as supporting the local economy and providing for affordable housing.   

3.20. Development will first be directed to the most sustainable locations, making the best use of 

previously developed land in the urban area. In sequential order these locations and further 

detail on their role in the spatial strategy is shown in Figure 3.1.   

3.21. Whilst these sustainable locations are our preferred locations for new development, they do 

not deliver adequate housing to meet our social responsibilities for providing housing. For this 

reason, the Spatial Strategy incorporates appropriate previously developed land within the 

existing built-up area currently designated as Green Belt and green field land in the most 

sustainable locations adjacent to the existing built-up areas that is currently designated as 

Green Belt.  

3.22. The Hierarchy of Development is detailed overleaf:. 
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Epsom Town Centre   

3.23. Epsom town centre is the principal urban centre and the most sustainable location in the 

borough to accommodate new high density housing development due to its greater access to 

public transport, services and amenities. More people living in the centre will help to support 

Epsom as a thriving and prosperous market town, and support the existing shops, leisure 

cultural uses, public transport services and community facilities that are so valued by existing 

residents. The town centre is the most sustainable location for other uses such as new retail, 

leisure and office development. Intensification of these uses is encouraged to meet needs, 

which will enhance the mix of uses and vibrancy of the town centre. New development should 

reflect and enhance its urban qualities ï a rich collection of uses, compact neighbourhoods, 

safe streets.   

3.24. The Local Plan contains thirteen strategic allocations within Epsom Town Centre, some of 

which have been informed by the Epsom Town Centre Masterplan. The regeneration of these 

sites will deliver new housing (including specialist accommodation) and additional education 

floorspace.   

Kiln Lane and Longmead Industrial Estates   

3.25. Strategic employment sites will continue to play an important economic role for the borough 

and wider region. These remain most appropriate for employment uses and while there may be 

limited opportunities for mixed used development within these sites, this must not undermine 

their commercial role. Opportunities for intensification will be encouraged in these areas to 

meet employment needs as identified in the HEDNA.  

3.26. A small extension is proposed to the Longmead Industrial Estate (as shown on the policies 

map) to include an area of land to the North that is currently amenity land surrounding the 

Kings Church. This site will enable limited expansion of the site for employment uses.   

Other centres and train stations within the urban area   

3.27. In accordance with the National Planning Policy, the Local Plan defines a hierarchy of centres 

and ensures new main town uses are focused within these centres to maintain vitality and 

viability.   

 

3.28. These centres fulfil several important functions for the borough including providing a distinct 

place identity and a hub for the community. In addition, Epsom town centre, the two local 

centres, Ewell Village and Stoneleigh, there are neighbourhood parades, which help to meet 

day to day needs through convenience shopping and other commercial services such as 

professional services, restaurants and public services like libraries.  

 

3.29. The borough has three train stations beyond Epsom Town Centre (as defined on thee policies 

map), these are Ewell East, Ewell West and Stoneleigh.  
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The wider urban area   

3.30. Between the boroughôs network of centres; between the pedestrian catchments of its railway 

stations; away from the boroughôs principal road corridors, opportunities will arise for the 

redevelopment of sites. It is important these sites that come forward for housing growth 

accommodate higher density development that makes best use of available land. 

 

3.31. Whilst these sustainable locations are our preferred locations for new development, they do 

not deliver adequate housing to meet our social responsibilities to provide additional housing. 

For this reason, the Local Plan contains five site allocations that will make a substantial 

contribution towards meeting housing and Gypsy and Traveller accommodation needs over the 

Plan period on land that is inset from the Green Belt.  

 

3.32. Spatial Strategy incorporates appropriate previously developed land within the existing built-up 

area currently designated as Green Belt (site allocations SA31 and SA32) and green field land 

in the most sustainable locations adjacent to the existing built-up areas that are proposed to be 

removed from the Green Belt (site allocations SA33 to SA35). 

 

3.33. When considering all sources of supply, the Local Plan housing requirement has been set as a 

minimum of 4,700 dwellings over the plan period (2022-2040). How the council will achieve this 

minimum requirement is set out in Table S1a below. It should be noted that the supply includes 

a windfall allowance, which is based on past delivery trends. The total supply exceeds the 

requirement by 216 dwellings, which provides a degree of flexibility over the Local Plan period 

should sites fail to be delivered. Further details of the sites that are key to delivering the 

strategy are contained in the site allocations policies of the Local Plan and shown on the 

Policies Map. How and when the different sources of supply are anticipated to deliver housing 

is contained in the Housing Trajectory (Appendix 2). 

Table S1a: Sources of supply over the Local Plan period: 2022-2040 (net number of new homes) 

Source of supply Net no. of units 

Housing Requirement  4,700 

Housing completion to date (April 2022 to March 2024)  456 

Commitments (permissions as of April 2024) with 10% lapse rate applied  600 

Windfall (1-4 units)  455 

Windfall (5-19 units)  407 

Large urban sites (20+ units)  1,308 

Small urban sites (5 to 19 units)  110 

Allocations beyond current urban area to be inset from the Green Belt 1,580 

Total supply over the plan period  4,916 
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3.34. The spatial strategy presents exciting opportunities to create new vibrant communities in the 

borough, centred around currently underdeveloped transport hubs or through the development 

of larger sites. These developments will form new communities and grow to be distinct places 

with their own identities. They will need to be supported by appropriate investments in 

community and transport infrastructure to ensure existing and new residents are supported in 

terms of movement, health, education and other services. 

 

Policy SA1 ï Spatial Strategy 

1) During the plan period (2022-2040), provision has been made for at least 

4,700 new homes. Table S1a shows the contribution of all sources of 

housing supply. 

2) Employment needs (office, light industrial, industrial and warehousing) 

will be met through the development and intensification of the strategic 

employment sites (as defined on the policies map), and the delivery of 

additional employment floorspace that is compatible with residential use 

in Epsom Town Centre. 

3) Retail needs will be met through the consolidation and enhancement of 

existing facilities within existing Epsom town centre, local centres and 

neighbourhood parades. 

4) Provision has been made for 10 permanent pitches for Gypsies and 

Travellers within Epsom and Ewell over the plan period. The council will 

seek to make provision for additional pitches for Gypsies and Travellers 

by permitting suitable sites. 
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Policy S2 т Sustainable and Viable Development  

3.35. Local Plans should be based upon and reflect the presumption in favour of sustainable 

development detailed in the National Planning Policy Framework. The principle informs both 

the policies and site allocations contained within the Local Plan and will be used to guide 

decision making.  

 

3.36. To facilitate an efficient decision-making process, any financial viability report/appraisal must 

be in compliance with the Homes England Development Appraisal Tool (DAT) or any future 

equivalent standard. If this is not provided it will delay the application or lead to the refusal of 

planning permission.  

3.37. Where proposals have been tested and concluded to be viable through the Local Plan viability 

assessment, the applicant will need to use the Local Plan viability assessment as the 

benchmark and state what has changed to make the proposal unviable.  

3.38. In assessing the information supplied in a financial appraisal, the council will always seek to 

ensure that its decision represents the appropriate balance between the desirability of securing 

delivery of the development, and that of providing in full for the standards set out in planning 

policy. However, a financial appraisal submitted in support of a development is only current at 

the time it is prepared. Financial viability will vary over time with the changing economic and 

property markets. Therefore, the council will require late-stage viability review mechanisms 

through s106 agreements where policy requirements are not met in full at the time permission 

is granted.  

3.39. The councilôs position for late-stage viability reviews is that all major developments, including 

residential development, include at least, an outturn retest 75% of the way through the 

development to compare actual costs and values with those assessed at the application stage.  

3.40. On larger sites that are expected to be built out over a number of years, or in phases, the 

council will require viability to be re-assessed at multiple stages (such as prior to the 

commencement of different phases).    

3.41. For schemes where the outturn test demonstrates that viability has improved and the scheme 

did not satisfy the affordable housing requirement set out in the Local Plan, the council will 

expect additional affordable housing to be provided on site or in exceptional circumstances, an 

in-lieu contribution to off-site affordable housing, will be required.   

 

Policy S2: Sustainable and Viable Development  

Sustainable development 

1) When considering development proposals, the Council will take a positive approach 

that reflects the presumption in favour of sustainable development contained in the 
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National Planning Policy Framework. The council will always work proactively with 

applicants jointly to find solutions that mean that proposals can be approved 

wherever possible, and to secure development that improves the economic, social 

and environmental conditions in the area.  

2) Planning applications that accord with the policies in the Local Plan (and, where 

relevant, with policies in neighbourhood plans) will be approved without delay, unless 

material considerations indicate otherwise.  

3) Where there are no policies relevant to the application or they are out of date at the 

time of making the decision then the council will grant permission unless material 

considerations indicate otherwise ï taking into account whether: 

a) any adverse impacts of granting planning permission would significantly and 

demonstrable outweigh the benefits, when assessed against the policies in the 

National Planning Policy Framework or taken as a whole; or 

b) specific policies in the National Planning Policy Framework indicate that 

development should be restricted.  

Viable Development 

4) Viability will only be considered a constraint in exceptional circumstances and where 

there are significant additional costs not anticipated through the Local Plan process. 

5) In order to demonstrate viability constraints to justify not meeting the local plan policy 

requirements in full, proposals must be supported by viability study. This will normally 

take the form of a published open book financial appraisal of the proposed 

development, demonstrating the full range of costs to be incurred by the 

development including the initial purchase of the land, the financial return expected 

to be realised, and the profit expected to be released.  

6) Where an applicant submits a viability assessment, the council will commission an 

independent review the costs of which will be funded by the applicant.  

7) Where it is concluded that the development would be unviable if it were to comply 

with the policies in this plan, the council will require an applicant to enter into a legal 

agreement to review viability at a specific stage or stages in the delivery of the 

development.  
 

 

Key supporting documents  

Local Plan Viability Assessment (2023)  
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Policy S3 т Climate Change and Mitigation  

3.42. Climate change will present major challenges affecting peopleôs lives, homes and businesses, 

which need to be considered in the delivery of new development.  Mitigating against and 

adapting to climate change is an international, national and local priority.   

3.43. The Climate Change Act commits the UK Government to reducing greenhouse gas emissions 

by at least 100% of 1990 levels (net zero) by 2050. The Government expects each local 

authority to contribute to meeting the targets and reducing overall demand for energy.  

 

3.44. In July 2019, the Council committed to tackling climate change in the borough and produced a 

first Climate Change Action Plan in 2020. A second version of the action plan was adopted in 

October 2024, to cover the period 2025-2029, and includes commitments to:  

¶ Develop and deliver a Local Plan and associated policies that contribute positively and 

demonstrate the Councilôs commitment to climate change.  

¶ Adopt a Local Plan with design policies addressing climate change mitigation and 

adaptation. Inclusive of low carbon design, energy efficient buildings, sustainable 

transport and minimising environmental impact.   

 

3.45. The council has an important role in shaping new and existing developments in ways that 

reduce carbon emissions and positively build community resilience to problems such as flood 

risk or heat stress. Policies in the Local Plan must ensure that development within the borough 

contributes to the mitigation of, and adaptation to climate change. The council is committed to 

tackling climate change and this policy sets out the overarching policy approach to climate 

change, drawing on the evidence from the Epsom and Ewell Climate Change Study ï Stage 1 

(2022) and the emerging Surrey County Council Net Zero Toolkit (2024). 

3.46. It is important that buildings are designed to be resilient not just in the short term but 

throughout their anticipated lifetime.  This should include designing buildings to keep cool 

without using power through the use of appropriate construction materials, layout and building 

orientation and the use of green infrastructure for urban cooling and shading.  Consideration 

should also be given to the need for water conservation through a range of water efficiency 

measures.  

3.47. The likelihood of flooding is predicted to increase because of climate change causing more 

extreme weather events.  A Strategic Flood Risk Assessment (SFRA) - Level 1 has been 

produced which identifies the areas at highest risk of flooding in the borough (Flood Zones 2, 

3a and 3b).  It is important to ensure that new development avoids areas of high flood risk or 

where development is necessary in such areas, the development should be made safe for its 

lifetime and avoid flood risk elsewhere.  

 

3.48. Developments should be designed to minimise surface water flooding through the use of 

Sustainable Drainage Systems (SUDS).     
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3.49. The use of renewable energy rather than fossil fuels will help to reduce carbon emissions and 

thus reduce climate change.   

3.50. Successful adaptation to climate change requires a holistic approach, which includes 

everything from flood risk to heat stress. Green infrastructure plays an important role in climate 

change mitigation, contributing to climate change adaptation, including through reducing heat 

stress and the potential for surface water flooding.   

3.51. The Local Plan Viability Assessment has tested the requirements detailed in the policy and 

associated supporting policies to ensure that they do not undermine the delivery of the Local 

Plan by making development unviable.    

Policy S3 ï Climate Change and Mitigation 

Climate Change Mitigation 

1) New development will be permitted that mitigate the impacts of climate change by: 

a) Incorporating low or zero carbon design and improving the energy efficiency of 

buildings; 

b) supporting renewable and low carbon energy and heating schemes for major 

development proposals; 

c) directing development to locations that will minimise the need to travel and 

maximise the use of sustainable modes of transport including cycling, walking 

and public transport, promoting a modal shift away from private car use; 

d) there is no net loss in the carbon storage capacity provided by the boroughôs 

trees; 

e) increasing the potential for green infrastructure and habitats through biodiversity 

net gain to support carbon sequestration and store carbon; 

f) supporting the low carbon economy; and 

g) adopting a circular economy approach to building design and construction to 

reduce waste, to keep materials and products in use for as long as possible, and 

to minimise embodied carbon. 

Climate Change Adaptation 

2) New development will be permitted which are resilient to climate change and 

contribute to healthy living by: 

a) being designed so as to maximise the potential for climate change adaptation, to 

ensure that new development minimises vulnerabilities and provides resilience to 

impacts arising from climate change; 
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b) maximising sustainable water use; 

c) addressing existing and future flood risk;  

3) maximising the potential of green and blue infrastructure in the design of new 

development;  

a) planting trees and other vegetation, where appropriate as part of the landscape 

scheme, to provide shading of buildings, streets and open spaces / amenity 

areas;   

b) delivering biodiversity net gain; and  

c) minimising the potential for heat stress, through innovative design.   

 

Key supporting documents   

¶ Epsom and Ewell Climate Change Study ï Stage 1 (2022) 

¶ Local Plan Viability Assessment (2023)   

¶ Emerging Surrey County Council Net Zero Toolkit (2024) 
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Policy S4 т Epsom Town Centre  
3.52. Epsom Town centre is the main centre for the borough and provides for a mix of shopping, 

business, leisure, civic, cultural and community activities. The boundary of the town centre 

is shown on the Policies Map. 

 

3.53. It is important that the town centre continues to diversity and attract uses other than retail 

to the town centre to reflect the social and economic changes that have affected demand 

for retail and office space and investment. Developing the night time economy is a key 

opportunity, with recent investment in a new cinema and the Playhouse Theatre.  

 

3.54. The Epsom Town Centre Masterplan identified opportunity sites that could be redeveloped 

in the town centre to meet development needs and these sites are allocated in the local 

plan and make a key contribution towards delivering the Spatial Strategy. 

 

3.55. The Town Centre Masterplan also identifies some potential public realm improvements that 

could be implemented in the town centre, subject to further feasibility work being 

undertaken.  

 

3.56.  The Town Centre contains a wide range of heritage assets including nationally and locally 

listed buildings and Conservation Areas which make a valuable contribution to the 

character of the town centre.  

 

Policy S4 ï Epsom Town Centre   

1) The Council will work with partners and private developers to: 

a) Encourage the regeneration of the town centre to deliver high quality 

development through the redevelopment of the site allocations detailed in this 

plan and other windfall sites that may come forward in the future; 

b) Encouraging a diverse mix of uses, where possible, including housing (including 

specialist accommodation), retail, offices, higher education and the creative and 

cultural industry, food and drink establishments, health and community spaces; 

c) Maintain and enhance the visitor experience and night time economy; 

d) Retain and enhance existing markets and support opportunities for the creation 

of new markets; 
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e) Deliver high quality public realm integrating tree planting, landscaping and good 

quality design to assist in delivering the aspirations of the Epsom Town Centre 

Masterplan; 

f) Support the delivery of the Surrey Local Transport Plan 4 and any successors, 

and proposals in the Epsom and Ewell Local Cycling and Walking Infrastructure 

Plan to support the transition towards zero carbon transport; 

g) Ensure the distinctive character of Conservation Areas within the Town centre 

boundary are conserved and, where possible, enhanced. 
 

 

Key supporting documents   

¶ Epsom Town Centre Masterplan (2024) 

¶ Surrey Local Transport Plan (2024)  

¶ Epsom and Ewell Local Cycling and Walking Infrastructure Plan (2024) 

¶ Conservation Area Appraisals  
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Chapter 4 т Planning for Places  
4.1. This chapter sets out how the Spatial Strategy (Policy S1) will be delivered and includes 35 site 

allocations. 

4.2. The site allocations in this chapter are informed by a range of evidence base that supports the 

Local Plan, including the findings of the Land Availability Assessment (óLAAô), the Site 

Assessment and the Sustainability Appraisal. Development is directed to the most sustainable 

locations, making the best use of previously developed land in the first instance. 

4.3. Site Allocations SA1 ï SA30 - set out the residential-led site allocations within the borough's 

urban area, whilst policies SA31-SA35 allocate land for development by that is to be inset from 

the Green Belt. The Local Plan contains numerous other policies, which also apply to these 

sites in addition to the specific requirements set out in the site allocation policies. Where site 

allocation policies set out requirements that are more stringent than those in another policy 

within the Local Plan, the site allocation policy will take precedence. 

 

4.4. Together, the site allocations seek to deliver a significant proportion of the Local Planôs 

housing requirement.  
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Site SA1 т Southern Gas Network Site 

Allocated for: 
Approximately 455 dwellings (C3) and a bespoke performing arts centre for the Laine 
Theatre Arts 

Site Area: 1.54ha 

Planning history: Application 24/01107/FUL  

 

In addition to complying with the policies in the plan, any developer of this site will be required to: 

a) Provide appropriate vehicle, pedestrian and cycle access to the site. 

b) Provide a linear open space to provide permeability through the site for pedestrians and 

cyclists into and from the development to provide connectivity between Hook Road and the 

Rainbow leisure Centre. 

c) Incorporate sustainable drainage measures to address and mitigate the risk of surface water 

flooding, in accordance with Policy S16 and site-specific guidance in the Level 2 Strategic 

Flood Risk Assessment. 

d) Design surface and foul water drainage to include all required measures arising from the site 

being located in Groundwater Source Protection Zone 1, as well as meeting the requirements 

for sustainable drainage in policy S16. 

e) Remediate the land of any contamination and ensure the remediation is complete before any 

part of the development is occupied. 

f) Provide suitable noise and vibration attenuation measures to ensure that future occupiers are 

not subject to a significant adverse level of noise disturbance from the railway that adjoins the 

northern boundary of the site. 

g) Conserve and, where possible, enhance heritage assets, including the Adelphi Road 

Conservation Area and the setting of nearby Grade II listed buildings that adjoin the site. 

h) Undertake archaeological investigations in accordance with policy DM13, taking account of the 

siteôs location within an Area of High Archaeological Potential. 

i) Designed to enable the comprehensive redevelopment of the adjoining Hook Road Car Park 

site (Site Allocation SA2) as a future phase. 



32 
 
 

Site SA2 т Hook Road Car Park  

Allocated for: Approximately 150 dwellings  

Site Area: 0.48 ha   

Planning history: None  

  
In addition to complying with the policies in the plan, any developer of this site will be required 

to: 

a) Provide appropriate vehicle, pedestrian and cycle access to the site. 

b) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16 and site-specific guidance in 

the Level 2 Strategic Flood Risk Assessment. 

c) Design surface and foul water drainage to include all required measures arising from 

the site being located in Groundwater Source Protection Zone 1, as well as meeting 

the requirements for sustainable drainage in policy S16. 

d) Remediate the land of any contamination and ensure the remediation is complete 

before any part of the development is occupied. 

e) Provide suitable noise and vibration attenuation measures to ensure that future 

occupiers are not subject to a significant adverse level of noise disturbance from the 

railway that adjoins site. 

f) Conserve and, where possible, enhance heritage assets, including the Adelphi Road 

Conservation Area and the setting of nearby Grade II listed buildings. 

g) Undertake archaeological investigations in accordance with policy DM13, taking 

account of the siteôs location within an Area of High Archaeological Potential.  

h) Be designed as a future phase of the adjoining Southern Gas Networks Site (Site 

Allocation SA1).   
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 Site SA3 т Solis House, 20 Hook Road 

Allocated for: Approximately 20 dwellings (C3)   

Site Area 0.07 ha    

Planning history None   

   
In addition to complying with the policies in the plan, any developer of this site will be required to: 

a) Provide appropriate vehicle, pedestrian and cycle access to the site from Hook Road. 

b) Incorporate sustainable drainage measures to address and mitigate the risk of surface 

water flooding, in accordance with Policy S16 and site-specific guidance in the Level 2 

Strategic Flood Risk Assessment.  

c) Design surface and foul water drainage to include all required measures arising from the 

site being located in Groundwater Source Protection Zone 1, as well as meeting the 

requirements for sustainable drainage in Policy S16.   

d) Provide suitable noise and vibration attenuation measures to ensure that future occupiers 

are not subject to a significant adverse level of noise disturbance from the adjoining 

railway line. 

e) Remediate the land of any contamination and ensure the remediation is complete before 

any part of the development is occupied. 

f) Conserve and, where possible, enhance heritage assets, including the Adelphi Road 

Conservation Area and the setting of nearby Grade II listed buildings. 

g) Undertake archaeological investigations in accordance with Policy DM15, taking account 

of the siteôs location within an Area of High Archaeological Potential.  
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Site SA4 т Bunzl, Hook Road 

Allocated for: Approximately 20 dwellings  

Site Area: 0.17 ha  

Planning history: 24/00230/FUL & 23/01440/PDCOU  

 

 

In addition to complying with the policies in the plan, any developer of this site will be required 

to: 

a) Provide appropriate vehicle, pedestrian and cycle access to the site. 

b) Conserve and, where possible, enhance heritage assets, including the Adelphi Road 

Conservation Area and the setting of nearby Grade II listed buildings at 10 and 12 

Hook Road. 

c) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16. 

d) Design surface and foul water drainage to include all required measures arising from 

the site being located in Groundwater Source Protection Zone 1, as well as meeting 

the requirements for sustainable drainage in Policy S16.  

e) Investigate and if identified remediate the land of any contamination and ensure the 

remediation is complete before any part of the development is occupied.   
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Site SA5 т Epsom Town Hall 

Allocated for: Approximately 90 dwellings (C3)  

Site Area 0.74 ha    

Planning history: None    

 
 In addition to complying with the policies in the plan, any developer of this site will be 

required to: 

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

Dulshott Green. 

b) Maximise retention and safeguarding of existing trees and incorporate them 

into a well-integrated landscape strategy. 

c) Incorporate sustainable drainage measures to address and mitigate the risk 

of surface water flooding, in accordance with Policy S16 and site-specific 

guidance in the Level 2 Strategic Flood Risk Assessment. 

d) Design surface and foul water drainage to include all required measures 

arising from the site being located in Ground Source Protection Zone 1, as 

well as meeting the requirements for sustainable drainage in Policy S16. 

e) Undertake archaeological investigations in accordance with Policy DM15, 

taking account of the siteôs location within an Area of High Archaeological 

Potential.   

f) Conserve and, where possible, enhance the setting of the Epsom Town 

Centre Conservation Area and the Grade II listed óOld Pinesô that are located 

in close proximity to the site. 
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Site SA6 т Hope Lodge Car Park 

Allocated for: Approximately 30 dwellings (C3) 

Site Area: 0.4 ha   

Planning history: None   

 
In addition to complying with the policies in the plan, any developer of this site will be 

required to: 

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

Dulshott Green; 

b) Maximise retention and safeguarding of existing trees and hedgerows, and 

incorporate them into a well-integrated landscape strategy; 

c) Incorporate sustainable drainage measures to address and mitigate the risk 

of surface water flooding, in accordance with Policy S16; 

d) Design surface and foul water drainage to include all required measures 

arising from the site being located in Groundwater Source Protection Zone 1, 

as well as meeting the requirements for sustainable drainage in Policy S16.  

e) Undertake archaeological investigations in accordance with policy DM15, 

taking account of the siteôs location within an Area of High Archaeological 

Potential.   

f) Conserve and, where possible, enhance the setting of Grade II Listed Hope 

Lodge that adjoins the site boundary to the East.   
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Site SA7 т Former Police and Ambulance Station Sites 

Allocated for: 
Erection of a new 85 bedroom residential, nursing and dementia care 
home for the frail elderly (Use Class C2).  

Site Area: 0.37 ha   

Planning history: 22/00923/FUL (approved, subject to S106 agreement).  

 
 

 

In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

Church Street.   

b) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16. 

c) Design surface and foul water drainage to include all required measures arising 

from the site being located in Groundwater Source Protection Zone 1.   

d) Conserve and, where possible, enhance the setting of Grade II building at 45 

Church Street that lies beyond the site boundary.   

e) Minimise loss of existing trees, including appropriate root protection for those 

immediately adjacent to the site.  
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Site SA8 т Epsom Clinic 

Allocated for: Approximately 30 dwellings   

Site Area: 0.17 ha   

Planning history: None   

 
In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

Dulshott Green.   

b) Conserve and, where possible, enhance the setting of the Church Street 

Conservation Area that adjoins the site boundary to the South West and the 

Grade II Listed Hope Lodge that lies beyond the site boundary to the North.    

c) Undertake archaeological investigations in accordance with Policy DM15, 

taking account of the siteôs location within an Area of High Archaeological 

Potential.   

d) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16.  

e) Design surface and foul water drainage to include all required measures arising 

from the site being in Groundwater Source Protection Zone 1.   

f) Minimise the loss of existing trees and hedgerows within the site.   
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 Site SA9 т Depot Road and Upper High Street Car Park 

Allocated for: Approximately 100 dwellings (C3) and a decked public car park 

Site Area: 1.24 ha   

Planning history: None   

 

In addition to complying with the policies in the plan, any developer of this site will be required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from Upper High 

Street and Church Street.   

b) Incorporate sustainable drainage measures to address and mitigate the risk of surface 

water flooding, in accordance with Policy S16.  

c) Have regard to the setting of the adjoining Pikes Hill Conservation Area  

d) Have regard to the high voltage power cables that run under part of the site to serve the 

adjoining electricity sub station in the design of the development.  

e) Undertake archaeological investigations in accordance with Policy DM15, taking account 

of the siteôs partial location within an Area of High Archaeological Potential.  

f) Design surface and foul water drainage to include all required measures arising from the 

site being located in Groundwater Source Protection Zone 1.   
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Site SA10 т 79-85 East Street 

Allocated for: Approximately 35 dwellings (C3) 

Site Area: 0.22 ha   

Planning history: 22/01953/FUL and 22/01954/FUL 

 
In addition to complying with the policies in the plan, any developer of this site will be required 

to:  

a) Provide suitable noise and vibration attenuation measures to ensure that future 

occupiers are not subject to a significant adverse level of noise disturbance from 

the adjoining A24.    

b) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16 and site-specific guidance in 

the Level 2 Strategic Flood Risk Assessment.  

c) Design surface and foul water drainage to include all required measures arising 

from the site being located in Groundwater Source Protection Zone 1, as well as 

meeting the requirements for sustainable drainage in Policy S16.   

d) Conserve and, where possible, enhance the setting of the adjoining Lintons 

Lane Conservation Area and Grade II Listed buildings.  
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Site SA11 т Finachem House, 2 т 4 Ashley Road 

Allocated for: Approximately 20 dwellings (C3)  

Site Area: 0.12 ha   

Planning history: Pre-application 

  
In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from the 

Ashley Road.  

b) Provide suitable noise and vibration attenuation measures to ensure that 

future occupiers are not subject to a significant adverse level of noise 

disturbance from the adjoining A24.    

c) Incorporate sustainable drainage measures to address and mitigate the risk 

of surface water flooding, in accordance with Policy S16 and site-specific 

guidance in the Level 2 Strategic Flood Risk Assessment.   

d) Design surface and foul water drainage to include all required measures 

arising from the site being located in Groundwater Source Protection Zone 

1, as well as meeting the requirements for sustainable drainage in Policy 

S16.  

e) Conserve and, where possible, enhance the setting of the Epsom Town 

Centre Conservation Area and the Grade II* listed óAshley Houseô that adjoin 

the site boundary to the North.    

f) Undertake archaeological investigations in accordance with Policy DM15, 

taking account of the siteôs location within an Area of High Archaeological 

Potential.  
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Site SA12 т Global House 

Allocated for: Approximately 75 dwellings (C3) 

Site Area: 0.29 ha   

Planning history: None 

  

In addition to complying with the policies in the plan, any developer of this site will be required 

to:  

a) Provide appropriate pedestrian and cycle access to the site.  

b) Provide suitable noise and vibration attenuation measures to ensure that future 

occupiers are not subject to a significant adverse level of noise disturbance from the 

adjoining A24.    

c) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16 and site-specific guidance in 

the Level 2 Strategic Flood Risk Assessment.  

d) Design surface and foul water drainage to include all required measures arising from 

the site being located in Groundwater Source Protection Zone 1, as well as meeting 

the requirements for sustainable drainage in Policy S16.  

e) Conserve and, where possible, enhance the setting of the nearby Epsom Town 

Centre Conservation Area and listed buildings.   

f) Undertake archaeological investigations in accordance with Policy DM15, taking 

account of the siteôs location within an Area of High Archaeological Potential.  
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Site SA13 т Swail House 

Allocated for: 

Refurbishment of Swail House for residential use and the provision of 
replacement purpose-built specialist accommodation for the RNIB 
consisting of approximately 45 dwellings (net) located to the rear of Swail 
House 

Site Area: 1.05 ha 

Planning history: None 

  

In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

Heathcote Road   

b) Ensure the site layout maximises retention and safeguarding of mature existing 

trees, including those covered by a Tree Preservation Orders, incorporating 

them in a coherent landscaping strategy for the site.   

c) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16 and site-specific guidance 

in the Level 2 Strategic Flood Risk Assessment.   

d) Design surface and foul water drainage to include all required measures arising 

from the site being located in Groundwater Source Protection Zone 1, as well as 

meeting the requirements for sustainable drainage in Policy S16.   

e) Conserve and, where possible, enhance the setting of the Church Street 

conservation area that adjoins the site.   

f) Retention of the Grade II listed wall that forms part of the site boundary.    

g) Undertake archaeological investigations in accordance with Policy DM15, taking 

account of the siteôs location within an Area of High Archaeological Potential.  
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 Site SA14 т 60 East Street 

Allocated for: Approximately 30 dwellings (C3). 

Site Area: 0.24 ha   

Planning history 24/00900/PDCOU 

  
In addition to complying with the policies in the plan, any developer of this site will be required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site   

b) Incorporate sustainable drainage measures to address and mitigate the risk of surface water 

flooding, in accordance with Policy S16. 

c) Design surface and foul water drainage to include all required measures arising from the 

site being located in Groundwater Source Protection Zone 1, as well as meeting the 

requirements for sustainable drainage in Policy S16.   
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Site SA15 т Corner of Kiln Lane and East Street (101b East Street) 

Allocated for: Approximately 5 dwellings   

Site Area: 0.03 ha 

Planning history: 15/01663/FUL (unimplemented)  

 

In addition to complying with the policies in the plan, any developer of this site will be required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from Kiln Lane. 

b) Design surface and foul water drainage to include all required measures arising from the 

site being located in Source Protection Zone 1. 
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Site SA16 т Land at Kiln Lane 

Allocated for: Approximately 40 dwellings 

Site Area: 0.67 ha   

Planning history: None   

 
 
In addition to complying with the policies in the plan, any developer of this site will be required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site   

b) Incorporate sustainable drainage measures to address and mitigate the risk of surface water 

flooding, in accordance with Policy S16. 

c) Design surface and foul water drainage to include all required measures arising from the 

site being located in Groundwater Source Protection Zone 1, as well as meeting the 

requirements for sustainable drainage in Policy S16.  
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Site SA17 т Hatch Furlong Nursery 

Allocated for: Approximately 30 dwellings (C3)  

Site Area: 0.5 ha 

Planning history: None 

 
In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from Castle 

Way or the A24 Ewell Bypass which meets all relevant requirements of the 

Highways Authority with regard to accessibility and safety.  

b) Maximise retention and safeguarding of existing trees and hedgerows, and 

incorporate them into a well-integrated landscape strategy.   

c) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16.  

d) Design surface and foul water drainage to include all required measures arising 

from the site being in Groundwater Source Protection Zone 2.   

e) Undertake archaeological investigations in accordance with policy DM15, taking 

account of the siteôs location within an Area of High Archaeological Potential.  

f) Provide suitable noise attenuation measures to ensure that future occupiers are 

not subject to a significant adverse level of noise disturbance from traffic on the 

A24 Ewell Bypass.   
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Site SA18 т Land to the Rear of Rowe Hall 

Allocated for: 
Extra Care Accommodation (Class C2) comprising 96 self-contained 
apartments, staff and communal facilities 

Site Area: 1.23 ha 

Planning history: 
Outline Planning Application Granted June 2024 Reference: 
EP23/00633/CMA 

 

In addition to complying with the policies in the plan, any developer of this site will be required 

to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from the Salisbury 

Road.   

b) Provide a revised Scouts Hut curtilage to include a new amenity area.   

c) Incorporate sustainable drainage measures to address and mitigate the risk of surface 

water flooding, in accordance with Policy S16 and site-specific guidance in the Level 

2 Strategic Flood Risk Assessment.  

d) Maximise the retention and safeguarding of existing mature trees within the site and 

incorporate those features in a coherent landscaping strategy for the site. 

 
   

  

  



49 
 
 

Site SA19 т 7 Station Approach 

Allocated for: Approximately 5 dwellings (C3) 

Site Area: 0.04 ha   

Planning history: 
21/01156/FUL ï Redevelopment to provide 13 residential units 
(Class C3) within a part 3, part 4 storey building (Refused)  

 
 
In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site.   

b) Design surface and foul water drainage to include all required measures 

arising from the site being located in a Groundwater Source Protection Zone. 

   

  



50 
 
 

Site SA20 т Esso Express, 26 Reigate Road 

Allocated for: Approximately 10 dwellings (C3)  

Site Area: 0.25 ha   

Planning history: None  

  
In addition to complying with the policies in the plan, any developer of the site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access.   

b) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16 and site-specific 

guidance in the Level 2 Strategic Flood Risk Assessment.  

c) Ensure the site layout maximises retention and safeguarding of mature 

existing trees, incorporating these in a coherent landscaping strategy for the 

site. 

d) Undertake archaeological investigations in accordance with Policy DM15, 

taking account of the siteôs location within an Area of High Archaeological 

Potential.  
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Site SA21 т Richards Field Car Park 

Allocated for: Approximately 7 dwellings 

Site Area: 0.07 ha 

Planning history: None  

 
In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

Chessington Road.  

b) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16 and site-specific 

guidance in the Level 2 Strategic Flood Risk Assessment.  
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Site SA22 т Etwelle House, Station Road 

Allocated for: Approximately 20 dwellings (C3)  

Site Area: 0.2 ha   

Planning history: 07/00104/OUT - 10 semi-detached dwellings (not implemented)  

 

  

In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

Station Approach.   

b) Remediate the land of any contamination and ensure the remediation is 

complete before any part of the development is occupied.  

c) Provide suitable noise and vibration attenuation measures to ensure that 

future occupiers are not subject to a significant adverse level of noise 

disturbance from the adjoining railway station and railway line.  

   

 

  

  

 

 

 

 

  



53 
 
 

Site SA23 т 140-142 Ruxley Lane 

Allocated for: Approximately 12 dwellings (C3)  

Site Area: 0.2 ha   

Planning history: 23/00588/FUL ï Redevelopment into 14 dwellings (Granted)  

 
In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access from Ruxley Lane.   

b) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16. 

c) Ensure the site layout maximises retention and safeguarding of mature 

existing trees, incorporating these in a coherent landscaping strategy for the 

site. 
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Site SA24 т Garages at Somerset Close & Westmorland Close  

Allocated for: Approximately 6 dwellings (C3) 

Site Area: 0.10 ha 

Planning history: 
Multiple applications for the redevelopment of garages to 6 flats 
(20/01758/FUL - 20/01760/FUL) - refused 

 
In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access. 

b) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16 and site-specific 

guidance in the Level 2 Strategic Flood Risk Assessment.  

  



55 
 
 

Site SA25 т 64 South Street Epsom 

Allocated for: Approximately 6 dwellings  

Site Area: 0.14 ha   

Planning history: 20/00041/FUL - COU from B1 to 6 dwellings (LAPSED)  

 
In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

South Street (A24).  

b) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16 and site-specific 

guidance in the Level 2 Strategic Flood Risk Assessment.  

c) Design surface and foul water drainage to include all required measures 

arising from the site being located in Source Protection Zone 1. 

d) Undertake archaeological investigations in accordance with Policy DM15, 

taking account of the siteôs location within an Area of High Archaeological 

Potential.  

e) Conserve and, where possible, enhance the setting of the Woodcote 

Conservation Area and the adjacent Grade II listed óAbel Cottages.  
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  Site SA26 т 35 Alexandra Road 

Allocated for: Approximately 8 dwellings (C3)  

Site Area: 0.1 ha   

Planning history: 21/01920/FUL - 9 flats (withdrawn) 

 

In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site.   

b) Ensure the site layout maximises retention and safeguarding of mature 

existing trees, including the tree covered by a Tree Preservation Order, 

incorporating these in a coherent landscaping strategy for the site.    

c) Design surface and foul water drainage to include all required measures 

arising from the site being located in Source Protection Zone 1, as well as 

meeting the requirements for sustainable drainage in Policy S16.  
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Site SA27 т 22-24 Dorking Road 

Allocated for: Approximately 18 dwellings 

Site Area: 0.12 ha   

Planning history: 19/01365/FUL - Demolition and erection of 20 flats (Refused)  

 
In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

Dorking Road or White Horse Drive.  

b) Conserve and, where possible, enhance the setting of the Grade II* and Grade 

II listed buildings in close proximity to the site.  
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 Site SA28 т 63 Dorking Road   

Allocated for: 
Specialist Care Home (C2) with ancillary nurses accommodation 
(equivalent to 6 net C3 dwellings) 

Site Area: 0.14 ha 

Planning history: None 

 
In addition to complying with the policies in the plan, any developer of this site will be 
required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

Hylands Mews.  

b) Conserve and enhance the part of the building that is Grade II Listed and the 

setting of the Grade II Listed buildings adjoining the site.    
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Site SA29 т 65 London Road 

Allocated for: Care home up to 81 bedrooms (use class C2)   

Site Area: 0.30 ha 

Planning history: 
23/00817/FUL (approved, but not implemented), 22/00728/FUL 
(approved, but not implemented) and 20/01079/FUL (approved, but not 
implemented) 

 
In addition to complying with the policies in the plan, any developer of this site will be 

required to: 

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

London Road.   

b) Design surface and foul water drainage to include all required measures 

arising from the site being located in Source Protection Zone 2, as well as 

meeting the requirements for sustainable drainage in Policy S16.  

c) Conserve and, where possible, enhance the setting of the Grade II listed 

buildings in close proximity to the site.     
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Site SA30 т Epsom General Hospital 

Allocated for: 
Approximately 305 units older peopleôs accommodation (Use Class C2), 
24 key worker dwellings (C3) and a childrenôs nursey (Use Class E) 

Site Area: 1.45 ha 

Planning history: 
21/00252/FUL (granted at appeal, development commenced), 
20/00108/FUL (approved) and 19/01722/FUL (refused)  

  
In addition to complying with the policies in the plan, any developer of this site will be 

required to: 

a) Provide appropriate vehicle, pedestrian and cycle access to the site from 

Woodcote Green Road.    

b) Satisfy the requirements for sustainable drainage in Policy S16.  
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Site SA31 т Land at West Park Hospital (South) 

Allocated for: Approximately 50 dwellings (C3)   

Site Area: 1.81 ha  

Planning history: None   

 
In addition to complying with the policies in the plan, any developer of this site will be 

required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site and 

enable the site to be served by public transport.    

b) Establish a legal mechanism for long term management of green 

infrastructure, providing access for recreational purposes by the general public 

as well as residents of the development.   

c) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16 and site-specific 

guidance in the Level 2 Strategic Flood Risk Assessment.   

d) Conserve and, where possible, enhance the setting of the West Park 

Conservation Area.    

e) Ensure the site layout maximises retention and safeguarding of mature 

existing trees, covered by Tree Preservation Orders and other existing trees, 

incorporating these in a coherent landscaping strategy for the site.  

f) Undertake archaeological investigations in accordance with Policy DM15, 

taking account of the siteôs location within an Area of High Archaeological 

Potential.   
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Site SA32 т Land at West Park Hospital (North) 

Allocated for: Approximately 150 dwellings (C3)  

Site Area: 5.22 ha 

Planning history: None 

 
 

In addition to complying with the policies in the plan, any developer of this site will be required to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site and enable the site to 

be served by public transport.   

b) Provide permeability through the site for pedestrians and cyclists into and from the 

development to provide connectivity between adjoining residential areas and Horton County 

Park. 

c) Establish a legal mechanism for long term management of green infrastructure and 

childrenôs play space on the site, providing access for recreational purposes by the general 

public as well as residents of the development.  

d) Incorporate sustainable drainage measures to address and mitigate the risk of surface water 

flooding, in accordance with Policy S16 and site-specific guidance in the Level 2 Strategic 

Flood Risk Assessment.  

e) Conserve and, where possible, enhance the setting of the West Park Conservation Area 

that lies to the south of the site.   

f) Ensure the site layout that retains and safeguards existing mature trees as part of a coherent 

landscaping strategy for the site.   

g) Undertake archaeological investigations in accordance with Policy DM15, taking account of 

the siteôs location within an Area of High Archaeological Potential.  
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Site SA33 - Land at Chantilly Way 

Allocated for: Approximately 30 dwellings (C3)  

Site Area: 0.7 ha   

Planning history: None   

 
In addition to complying with the policies in the plan, any developer of this site will be required 

to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from Chantilly 

Way.   

b) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16 and site-specific guidance in 

the Level 2 Strategic Flood Risk Assessment.   

c) Conserve and, where possible, enhance the setting of Grade II Listed Horton Farm 

House that lies beyond the site boundary to the North West.    

d) Minimise the loss of existing trees, including appropriate root protection for those 

immediately adjacent to the site.  

e) Achieve a measurable biodiversity net gain of at least 20% as calculated using the 

latest statutory metric. 
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Site SA34 т Hook Road Arena 

Allocated for: 
New Sports Hub for the borough to include playing pitches (grass and 
artificial), a new pavilion and changing facilities. The provision of 
approximately 100 dwellings (C3) on the eastern part of the site. 

Site Area: 14 ha 

Planning history: None 

 

In addition to complying with the policies in the plan, any developer of this site will be required 

to:  

a) Provide appropriate vehicle, pedestrian and cycle access to the site from the existing 

access on Hook Road.    

b) Incorporate sustainable drainage measures to address and mitigate the risk of 

surface water flooding, in accordance with Policy S16 and site-specific guidance in 

the Level 2 Strategic Flood Risk Assessment.  

c) Ensure the site layout maximises retention and safeguarding of mature existing trees, 

covered by Tree Preservation Orders and other existing trees, incorporating these in 

a coherent landscaping strategy for the site.  

d) Achieves a measurable biodiversity net gain of at least 20% as calculated using the 

latest statutory metric. 

 
   

  












































































































































































































































