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Details of additional sites that are potentially suitable for allocation in the Epsom and Ewell Local
Plan (2022-2040) through main modifications
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1. Introduction:

1.1.1. During the Examination Hearings concerns were raised that the Council is not doing enough to meet its housing needs through the submitted local
plan. The plan proposed to meet approximately 47% of the housing need identified through the standard method that applied when the plan was
prepared. The Planning Inspector requested that the Council undertake two additional discrete pieces of work which are detailed below:

f  Revisiting Appendix 5.4 of the Land Availability Assessment 2024 (document reference: HB01a) to consider whether 54 sites discounted
for availability concerns have a freasonable prospecti of becoming available during the Local Plan period, and if so, whether they could be
considered idevelopablei; and

f  Reuvisiting Section 4 of the Green Belt Topic Paper 2024 (document reference TP02).

1.1.2. These workstreams were undertaken and submitted to the Inspector by 22 January 2026 and were subsequently approved for publication as part

of the Examination Library. The section below summarises the findings of these two discrete pieces of work:

1.2. Assessment of the developability of 54 urban sites (document reference: COUD_020)

1.2.1. The work concludes that 13 of the 54 sites reassessed can be considered to have potential to be idevelopablei over the Local Plan period. In effect
this means that they have a reasonable prospect of being developed from year 6 of the plan period to the end of the Local Plan Period (2040). The

13 sites are detailed in Table 1 below:

Table 1: List of 13 potentially idevelopablei urban sites

Site name LAA ref Existing Land Use(s)

25 Alexandra Road Epsom COLO006 Residential Dwelling
Gainsborough Road estate, Epsom Ccou020 Undeveloped Land

Parking at 54 Gainsborough Road couo021 Hardstanding (former garages)
85b Hook Road, Epsom couo47 Commercial uses

Land west of Ewell By-Pass EWEQ012 Undeveloped Land

47 Cheam Road Ewell Surrey NONO0O03 Residential Dwelling



https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/HB01a.%20LAA%202024.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/TP02.%20Green%20Belt%20Topic%20Paper%20-%20Exceptional%20Circumstances.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

Conservative Club, Epsom Club and Church TOWO002 Leisure / Community Use
TK Maxx TOWO007 Retail and Leisure

Land rear of The Albion Public House (Mccaffertys Bar) TOWO008 Commercial

Spread Eagle Shopping Centre * TOWO016 Retail and Leisure

Auction House, Depot Road TOWO041 Commercial and Leisure
Laine Theatre Arts TOWO052 Educational Establishment
Eclipse Business Park, West Hill TOWO067 Commercial and Leisure

1.3. Green Belt Topic paper: Update following Examination Hearings (document reference: COUD_021)

1.3.1. The work reassessed all Green Belt sites promoted through the land availability assessment using a methodology agreed with the Inspector during
the Examination Hearings, which considered two specific tests set out in a Planning Judgement commonly known as the Calverton Tests. The
Calverton Tests essentially provide a framework for determining whether exceptional circumstances exist to potentially release land from the Green
Belt through the Plan Making process (Local Plan). However, it should be noted that the Calverton Tests are not the only consideration, other
sustainability factors need to be taken into account when considering the potential allocation of any Green Belt sites. The re-assessment of all of
the Green Belt LAA sites resulted in 11 additional Green Belt sites that are being promoted for residential development (or residential led mixed use
development) over and above the five sites contained in the submitted Local Plan being considered to satisfy the Calverton Tests. These additional

11 sites are detailed in the Table 2 below:

Table 2: List of 11 sites considered for potential release from the Green Belt

Site name LAA reference | Site Area (ha) Existing Land Use(s)

Land West of Burgh Heath Road CoLo17 1.52 Agricultural Field

Cuddington Glade HORO001 0.52 Semi-natural Amenity Land / Open Space

Manor Park HORO0O03 6.2 Amenity grassland with vegetated edges

Land off Cuddington Glade HORO004 1.11 Public open space / Amenity grassland

Nobble Park Extension HOROO7 7.32 Allotments on the northern part of the site, open land to the south
t?/?ﬁg?% L:;[Q gg\rlxest Part Cottage, HORO11 0.5 Former house property and grounds



https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_021%20GB%20Topic%20Paper%20Additional%20work%20Jan%202026%20Final.pdf

Clarendon Park HORO012 1.96 Open greenspace

Horton Hospital, Livingston Park HORO014 10.58 Amenity greenspace

Land at Priest Hill NONO13 8.63 Open Space / Playing Fields and Previously Developed Land.
Downs Farm (Northern Parcel) NONO16 27.9 Farmland and Light Industrial Units

The Looe, Reigate Road NONO040 0.4 Commercial uses

1.3.2. Note that three sites that were being promoted for open space / Green Infrastructure are not detailed above as such uses do not require the

Calverton Tests to be satasfied. To be clear these sites are detailed on Table 3 below.

Table 3: List of 3 sites which do not require Calverton Test to be satisfied (promoted for open space / Green Infrastructure)

Site Name LAA Reference
Land near Downs Road T North COL020
Land near Downs Road T South COoL021
Land rear of Downs Road T West WOO0019

1.3.3. Following the submission and subsequent publication of the two evidence documents detailed above, in a second post hearing letter (dated 5

February 2026) the Inspector asked two questions which can be summarised as:
 Whether the additional urban sites identified should be allocated through the Local Plan to boost housing supply?
f Whether any of the additional Green Belt sites identified as satisfying the site-specific Calverton Tests are suitable for allocation to boost
housing supply?

1.3.4. Officers responded to the Inspectors questions on 11 February 2026 seeking clarification from the Inspector as to whether additional sites

(including those designated as Green Belt) need to be considered for allocation for the Examination to proceed. The Inspector has confirmed that

this work is necessary to progress the Examination.

1.3.5. The remainder of this document is structured as follows:



https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/ID019%20E%26E%20post%20hearing%20letter%202.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD-026%20Response%20to%202nd%20post%20hearing%20letter.pdf

1.3.5.1.

1.3.5.2.

1.3.5.3.

1.3.5.4.

Chapter 2 contains an assessment of the 12 potential additional urban sites and identifies whether there are reasons why sites should not be
considered further for potential allocations through the Inspectors main modifications to the submitted Local Plan.

Chapter 3 contains an assessment of the 11 potential additional Green Belt sites and identifies whether there are reasons why sites should not
be considered further for potential allocations through the Inspectors main modifications to the submitted Local Plan.

Chapter 4 contains the conclusions and identifies the potential additional urban and Green Belt sites that could be allocated through the
Inspectors main modifications to the submitted Local Plan. A trajectory and updated 5 year land supply is provided to show how the inclusion of

the potential additional sites would result in increased housing delivery over the Local Plan period.

Appendix A contains Heritage Impacts Assessments for the sites that are concluded to be potentially suitable for allocation through main

modifications to the Local Plan.
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2.1. Table 4 provides a summary of which of the urban sites should be progressed for further consideration as to whether they could be included as
allocations in the Local Plan through the Inspectors main modifications to the Local Plan. The table demonstrates that only one site is not

recommended to progress for further assessment at this stage on the advice of the Lead Local Flood Authority.

Table 4: List of urban sites to progress for further consideration or discount

Site name LAA ref Progress for further assessment or discount
25 Alexandra Road Epsom COL006 Progress

Gainsborough Road estate, Epsom Cou020 Progress

Parking at 54 Gainsborough Road couo021 Progress

85b Hook Road, Epsom couo47 Progress

Land west of Ewell By-Pass EWEQ012 Progress

47 G R S S
Conservative Club, Epsom Club and Church TOWO002 Progress

TK Maxx TOWO007 Progress

Land rear of The Albion Public House (Mccaffertys Bar) TOWO008 Progress

Spread Eagle Shopping Centre * TOWO016 Progress

Auction House, Depot Road TOWO041 Progress

Laine Theatre Arts TOWO052 Progress

Eclipse Business Park, West Hill TOWO067 Progress

2.2.  Ofthe 12 sites that progress for further assessment detailed proformas have been prepared that contain information on the following matters:

2.2.1. Transport and Accessibility (including data sourced from the Regulation 18 Transport Assessment 2023 (document reference: 1S06).

T



https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f

2.2.2.

2.2.3.
2.24.

2.2.5.

Flood risk (based on the data underpinning the Epsom and Ewell Strategic Flood Risk Assessment Level 1 2024 T document reference
NEQ6).

Heritage Assets within and in the locality of the site.

Environmental considerations (including data sourced from the Site Assessment Methodology 2024 T document reference HB05) and
identifying whether any sites are located within the Boroughis three Biodiversity Opportunity Areas.

The types of development that could potentially be delivered at the sites.


https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/NE06.%20SFRA%20Report%20-%20Level%201%20-%20September%202024.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/HB05.%20Site%20Assessment%20Methodology.pdf

Site address: 25 Alexandra Road Epsom Surrey KT17 4BP Site reference: COL006

Site location boundary:l Site location in Borough: Satellite View:
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. ; . Source of site:
Ward: College Site area: 0.20 ha Assessment of the developability of 54 urban sites (COUD_020)

Site description: The site contains a locally listed single detached residential dwelling. Adjoining the site on either side are blocks of residential flats within
a residential area with access to the site from Alexandra Road. Alexandra Recreation Ground is located to the rear of the site. A bus service 166 located on
Alexandra Road operates between Epsom and West Croydon approximately once per hour.

Type of Landowner: Private (1 FH only, owned by 3 members of a

Existing land use: Residential dwelling family)

Indicative yield: 11 units (net)

Proposed use: Residential Indicative timescale for delivery: Developable 11-15 years

Planning history: 16/00653/OUT (demolition of Locally Listed Building and 14 flats - Approved), 16/00595/FUL (repair & conversion of house into 3 flats
and 6 new self-contained flats - Approved) & 16/00482/0OUT (demolition of Locally Listed Building and 10 flats - Approved)

Key constraints: TPOs (multiple) and Locally Listed Building.


https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

Transport Assessment Accessibility Scores:

. Town &
PUTITEL SSEEeETy GPs Pharmacies Secondary Rail Stations | Green Spaces * Total score Rank (out of 191 sites)
Schools * Schools
Centres *
4.5 2.0 2.0 2.0 4.5 2.0 4.5 215 52 /191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Regulation 18 Transport Assessment

Flood Risk Information:

Surface water flooding by risk as a proportion of Groundwater Flooding risk as a proportion of

Vulnerability of proposed i i
development Flood zone Sie aiea site area Sewer and reservoir flooding
Sewer flooding T 6 incidents in postcode
More vulnerable 1 None Al of site >= 25% <50% fKT17 40

Reservoir T No Risk.

Heritage Impact

No. 25 Alexandra Road is a Locally Listed Building that represents a rare surviving example of a late Victorian to Edwardian villa along this section of Alexandra Road,
although there are lapsed permissions that if implemented would have enabled the demolition of the building. Further information is contained in the Heritage Impact
Assessment for the site.

Ecology/environmental considerations:

SSSIl or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
n/a n/a n/a n/a n/a n/a

Source: Epsom & Ewell and Surrey County Council mapping information

Conclusion:

The principle of the demolition of the locally listed building has been established through planning history (see: 16/00653/OUT & 16/00482/0OUT). As has been stated in Officer
reports in the aforementioned applications, the significance of the heritage asset is to be found in the artistic merit of the individual elements of the stained glass, which is, or
at least was, present in the form of several windows above the stairs and in panels in the front door and an additional hallway door. Informed by the Inspector, the planneris
report stated that whilst the proposals would result in the loss of the building, the significance of the asset could be safeguarded by the retention of the stained glass and its
re-use in the proposed building. As such, it is considered that wholesale redevelopment of the site is acceptable. A minimum of 11 units is expected on this site, around 14
units (gross) or more possible given the planning history. In developing a scheme consideration should be given to the TPOs on the south-eastern boundary. There are no
other constraints to development. The site is considered developable in years 11-15 of the plan period and can reasonably be allocated in the local plan.

NM


https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Site address: Gainsborough Road estate, Epsom Site reference: COU020

Site location boundary:l Site location in Borough: Satellite View:
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. . ) Source of site:
Ward: Court Site area: 0.26 ha Assessment of the developability of 54 urban sites (COUD _020)

Site description: Site comprising a small cluster of 3 parcels of undeveloped open/grassed areas surrounded by residential housing on Harvester Road
and Gainsborough Road.

Existing land use: Public amenity land Type of Landowner: Private (2 FHSs)

Indicative yield: 8 units (net)

Proposed use: Residential Indicative timescale for delivery: Developable within years 6-10

Planning history: No planning history

Key constraints: Group TPO (across western parcels)

NN


https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

Transport Assessment Accessibility Scores:

Primar Secondar Town & Green
y* Y GPs Pharmacies Secondary Rail Stations . Total score Rank (out of 191 sites)
Schools Schools Spaces
Centres*
4.5 2.0 1.0 2.0 3.0 2.0 45 19.0 109/191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Flood Risk Information:

Vulnerability of proposed

Surface water flooding by risk as a proportion of

ol 2o [ Groundwater Floodl_ng risk as a proportion of Sewer and reservoir flooding
development site area site area
Sewer flooding T 14 incidents within
More vulnerable 1 Low (1 in 1,000 Year Extent) T 2.23% Al of site >= 75% predominant postcode

Reservoir T No Risk.

Heritage Impact:

There are no heritage assets within the site or in the locality of the site. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

SSSIl or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
n/a n/a n/a n/a n/a n/a

Source: Epsom & Ewell and Surrey County Council mapping information

Conclusion:

The site is made up of three parcels in close proximity to each other. The eastern parcel is suitable for development, western parcel unsuitable given group
TPO and southern parcel potentially suitable, although there is concern about a loss of amenity space in the western and southern parcels. Recent indication
has been received from the freeholder indicating an intention to make the land available for residential development, as a result there is considered to be a

reasonable prospect that it will become available over the plan period. The site could be viably developed and achievable and given the information above, the

site is considered to be developable for residential use in years 6-10 of the local plan period.



https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Site address: Parking at 54 Gainsborough Road Site reference: COU021

Site location boundary:l Site location in Borough: Satellite View:

 Grows copyrght and dxtabess nght 2022,
Ortinance Survey Licence ACOSCO0ICIS
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) - , Source of site:

Ward: Court Site area: 0.10 ha Assessment of the developability of 54 urban sites (COUD_020)
Site description: The site comprises a (previously) open parking area that is now a secure (fenced off) area of hard-standing (formerly garages until
demolition) surrounded by residential housing. Housing in the immediate area does not typically have individual off street parking/driveways though the
housing is generally surrounded by open grassed amenity areas and a limited amount of shared/communal parking.

Type of Landowner: Private (2 FHs - 1 majority of site, other

Existing land use: Formerly parking (currently hardstanding) includes 3 former garage plots within site)

Probosed use: Residential Indicative yield: 6 units (net)
P | Indicative timescale for delivery: Developable within years 6-10

Planning history: Pre-application discussions for residential development in 2014 (8 units on this parcel).

Key constraints: None

NO


https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

Transport Assessment Accessibility Scores:

. Town &
Primary Secondary GPs Pharmacies Secondary Rail Stations | Green Spaces Total score Rank (out of 191 sites)
Schools Schools
Centres
45 2.0 1.0 2.0 3.0 2.0 45 19.0 109/191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Flood Risk Assessment:

Vulnerability of proposed

Surface water flooding by risk as a proportion of

Groundwater Flooding risk as a proportion of

Flood zone 2 - Sewer and reservoir flooding
development site area site area
14 incidents within predominant
More vulnerable 1 None All of site >= 75% postcode

Reservoir T No Risk.

Heritage Impact:

There are no heritage assets within the site or in the locality of the site. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

SSSIl or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
n/a n/a n/a n/a n/a

Conclusion:

The site is suitable for residential development. We have received indication from the freeholder that the site could become available for development. The

site is enclosed with fencing and underutilised, and it has previously been the subject of a pre-application enquiry for residential development in 2014 (8 units

on this parcel). While there is one main freeholder, there is another which owns 3 former garage plots within the site, which would appear to complicate

availability. However, given the main freeholder has indicated an openness to bringing the land forward for residential development, it is considered that there

is a reasonable prospect that the site will become available during the plan period. This is supported by the fact that the surrounding residential area has

previous history of garage blocks converting to residential housing and that the site is underutilised. Having regard to the information outlined above, the site is

considered to be developable for residential use within the plan period, with an anticipated delivery timeframe of 6-10 years.

NM



https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f

Site address: 85b Hook Road, Epsom Site reference: COU047

Site location boundary:l Site location in Borough: Satellite View:
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) - , Source of site:
Ward: Court Site area: 0.14 ha Assessment of the developability of 54 urban sites (COUD_020)

Site description: The site is positioned to the rear of the residential housing along Hook Road. Access to the site is via a single track road between
residential dwellings. The surrounding area comprises residential buildings. The site is an approx 10min walk south to Epsom train station and Epsom
Town Centre.

Existing land use: Car servicing garage Type of Landowner: Private (1 FH only)

Indicative yield: 8 units (net)

Proposed use: Residential Indicative timescale for delivery: Developable within years 11-15

Planning history: No relevant planning history

Key constraints: None

NP


https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

Transport Assessment Accessibility Scores:

Primar Secondar Town & Green
y* Y GPs Pharmacies Secondary Rail Stations . Total score Rank (out of 191 sites)
Schools Schools Spaces
Centres*
4.5 2.0 3.0 3.0 45 3.0 45 24.5 4/191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Flood Risk Information:

Vulnerability of proposed

Surface water flooding by risk as a

Groundwater Flooding risk as a

Low (1 in 1,000 Year Extent) T 29.07%

development Flood zone proportion of site area proportion of site area Sewer and reservoir flooding
6 incidents within predominant
Medium (1 in 100 Year Extent) T 0.52% postcode
More vulnerable 1 All of site >= 50% <75%

Reservoir T No Risk.

Heritage Impact:

There are no heritage assets within the site or in the locality of the site. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

Biodiversity

SSSI or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees .
Opportunity Area
within 500m of Kiln Lane n/a n/a n/a n/a n/a
SSSI
Conclusion:

The site is considered suitable for residential development, acknowledging that development would likely result in the loss of the existing car servicing use and
associated businesses, which would require justification and/or reprovision. While the site is within 500m of Kiln Lane SSSI, this is separated by a railway line
and a significant number of existing built form. The site owner has confirmed that, whilst there is currently a longstanding tenant in occupation, they would look
to sell the site in the future once the tenant vacates and has expressed interest in exploring the potential for housing redevelopment. The site is considered to

have a reasonable prospect of being viably developed and achievable, given that a similar site to the rear of residential properties along Hook Road has

previously been redeveloped for residential use. With overall consideration of information above, the site is considered to have a reasonable prospect of being

developable for residential use within years 11-15 of the plan period.

NZ



https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f

Site address: Land west of Ewell By-Pass Site reference: EWEQ012

Site location boundary:l Site location in Borough: Satellite View:
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Site area: 0.87 ha Source of site:

Ward: Ewell Village (developable area: 0.65 ha) Assessment of the developability of 54 urban sites (COUD 020)

Site description: The site is largely undeveloped land but with a mobile home and water tank, within the Ewell Village Conservation Area and an Area of
High Archaeological Potential (Ewell Roman historic core). The site is located in the built up area and adjoining the Ewell-by-Pass (A24), located to the east
of the site. The surounding area consists of residential buildings, commercial uses and a secondary school. Access to the site is currenlly from Ewell-by-
Pass in the north-east of the site, via a gate and single track.

Existing land use: Open space (not accessible), mobile home, water tank on site Type of Landowner: Private (1 FH, 1 LH)

Indicative yield: 38 units (net)

Proposed use: Residential Indicative timescale for delivery: Developable within years 11-15

Planning history: No planning history

Key constraints: Area of High Archaelogical Potential (Ewell Roman historic core), Conservation Area (Ewell Village), Article 4 area (Ewell Village
Conservation Area)

NT


https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

Transport Assessment Accessibility Scores:

. Town &
Primary Secondary GPs Pharmacies Secondary Rail Stations | Green Spaces Total score Rank (out of 191 sites)
Schools Schools
Centres
45 2.0 3.0 45 3.0 45 245 4/191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Flood Risk Information:

Vulnerability of proposed

Surface water flooding by risk as a

Groundwater Flooding risk as a

Low (1in 1,000 Year Extent) T 24.95%

Flood zone . : . . Sewer and reservoir flooding
development proportion of site area proportion of site area
- - 0
High (1 in 30 Year Extent) T 3% 20 incidents within predominant postcode
More vulnerable 1 Medium (1 in 100 Year Extent) T 10.52% All of site >= 25% <50%

Reservoir T No Risk.

Heritage Impact:

The site is located within the Ewell Village Conservation Area. Beyond the site boundary to the west is the Locally Listed Ice House and then to the south of the site on the
opposite side of Cheam Road is the Grade Il Listed Pitt House. The precise level of harm as a result of development would depend on the nature, design, and scale of
proposals brought forward at the planning application stage. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

SSSI| or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
n/a n/a n/a n/a n/a

Source: Epsom & Ewell and Surrey County Council mapping information

Conclusion:

The site is considered suitable for residential development, acknowledging that careful design would be required to account for its location within a Conservation Area, where
trees are protected, and to address mitigation measures relating to its situation within an Area of High Archaeological Potential. While more than 10% of the site is covered by

a medium risk of surface water flooding, and 25% at low risk, this is localised in the northern part of the site. Development could be focussed in areas so as to not increase
the risk of flooding elsewhere. Access to the site is currently on a single track and gate in the north-east via Ewell By-Pass, however, if required, there is opportunity for new

access in the south-west of the site via Cheam Roam. Except for a single caravan on the site, the site did not appear to be extensively used; however, recent tyre tread marks
were observed, indicating active use. A response has been received from the freeholder indicating an openness to bringing the site forward for residential development. While

not definitively stating an intention to develop the site for housing, there is sufficient indication from the landowner and given the sitefs location and underutilisation, that the
site has a reasonable prospect of being available for residential development over the plan period. The site is considered viable and achievable and, given the information
above, and on balance, is considered to be developable for residential use within years 117115 of the local plan period.

NY



https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Site address: Conservative Club, Epsom Club and Church

Site reference: TOWO002
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Site location in Borough:

Scale 1:37,500

Satellite View:

Ward: Town

Site area: 0.35 ha

Source of site:
Assessment of the developability of 54 urban sites (COUD_020)

Site description: The site comprises the Conservative Club, Epsom Club and a Church. The site is within the Epsom Town Centre boundary and adjacent
to the Church Street Conservation Area. The site is surrounded by commercial, community and residential uses. The site forms part of the wider Depot

Road and Upper High Street Opportunity Site in Plan E (2011)

Existing land use: Church (vacant), private members clubs (in use)

Type of Landowner: Private (2 FHs, Epsom
Club lacking Land Registry details)

Proposed use: Mixed-use redevelopment (community/leisure on ground floor,
residential above)

Indicative yield: 28 units (net)
Indicative timescale for delivery: Developable within years 11-15

Planning history: No planning history related to residential use.

Key constraints: TPO southern corner, adjacent to Conservation Area (Church Street).

No


https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

Transport Assessment Accessibility Scores:

. Town &
Primary Secondary GPs Pharmacies Secondary Rail Stations | Green Spaces Total score Rank (out of 191 sites)
Schools Schools
Centres
3.0 2.0 3.0 3.0 4.5 3.0 4.5 23.0 33/191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Flood Risk Information:

Surface water flooding by risk as Groundwater Flooding risk as a

. : . . Sewer and reservoir flooding
a proportion of site area proportion of site area

Vulnerability of proposed development Flood zone

6 incidents within predominant

More vulnerable (residential) postcode

Low (1in 1,000 Year Extent) T

i = 0, 0,
0.09% All of site >= 25% <50%

Less vulnerable (community uses) Reservoir T No Risk

Heritage Impact:

The southern boundary of the site borders Church Street Conservation Area and the 17"-18™ Century Grade Il Listed Building (iThe Hermitagef). The impact
on the Grade Il Listed Building (iThe Hermitagef) and Conservation Area would depend on the nature, design, and scale of proposals brought forward at the
planning application stage. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

SSSI or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
n/a n/a n/a n/a n/a n/a

Source: Epsom & Ewell and Surrey County Council mapping information

Conclusion:

The site is in an accessible town centre location. In order to make efficient use of land it is suitable for mixed-use development, acknowledging that
redevelopment would have impacts on the existing church and community uses, which would require justification or reprovision. A response received in
relation to the church element of the site confirms that this part is in the process of being sold to another church operator. No responses have been received
from the club owners, only one of whom has identifiable Land Registry information. While no recent indication has been received from the freeholder regarding
intentions for the site as a whole, having regard to the siteis location adjacent to allocation SA9 and its current allocation in Plan E (2011), the site is
considered to have a reasonable prospect of becoming available. On balance, and taking the above information into account, the site is currently considered
to be developable for mixed-use residential within the local plan period, specifically in years 117T15.

=M


https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Site address: TK Maxx Site reference: TOWO007

Site location boundary:l Site location in Borough: Satellite View:
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. . ) Source of site:
Ward: Town Site area: 0.14 ha Assessment of the developability of 54 urban sites (COUD_020)

Site description: The site consists of the retail unit which fronts the High Street in the town centre. It is surrounded predominantly by commercial and
community uses with some residential uses within the wider vicinity. The site is opposite the pedestrianised high street in the town centre which links to the
Ashley shopping centre. The site is within the Epsom Town Centre conservation area. It is a 3 minute walk to Epsom train station and Epsom'’s bus services
which serve the borough are located along the High Street.

Existing land use: Leisure and retail Type of Landowner: Private (1 FH, multiple LHs)

Indicative yield: 17 units (net)

Proposed use: Residential-led mixed use redevelopment Indicative timescale for delivery: Developable within years 11-15

Planning history: No planning history within the red line boundary. Note the site has been marketed as for sale (link to marketing pamphlet), the details of
which includes reference to the Local Plan, as a iDevelopment Sitef and that it could accommodate 65 residential units. As of mid-January 2026 there was a

pending application on the Land Registry indicating a potential sale of the site, however, as of the end of March 2026 this is no longer present, indicating no
change of ownership.

Key constraints: Primary Shopping Area, Conservation Area (Epsom Town Centre), Area of High Archaeoligical Potential (Epsom Historic Town Core).



https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf
https://www.jacksoncriss.co.uk/media/pages/investment-sales/epsom-102-120-high-street/d9232c9ecb-1726825567/104908_jc_high-street_epsom.pdf

Transport Assessment Accessibility Scores:

. Town &
Primary Secondary GPs Pharmacies Secondary Rail Stations | Green Spaces Total score Rank (out of 191 sites)
Schools Schools
Centres
45 2.0 3.0 3.0 45 3.0 45 245 4|/ 191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Flood Risk Information:

Vulnerability of proposed Flood zone Surface water flooding by risk as a Groundwater Flooding risk as a proportion Sewer and reservoir
development proportion of site area of site area flooding
. . a0
High (1 in 30 Year Extent) T 3.5% 6 incidents within
More vulnerable 1 Medium (1 in 100 Year Extent) T 3.5% All of site >= 50% <75% predominant postcode

Low (1 in 1,000 Year Extent) T 70.86% Reservoir ¥ No Risk.

Heritage Impact:

The majority of the site is located within the Epsom Town Centre Conservation Area. In close proximity to the site are multiple Grade Il Listed buildings, and
the Grade II* listed Assembly Rooms located on the opposite side of the High Street. The existing building is a 2-3 storey retail building with mansard roof.
This utilitarian design contributes little to the surrounding heritage assets and conservation area. The impact on the Conservation Area and Listed Buildings
would depend on the nature, design, and scale of proposals brought forward at the planning application stage. Further information is contained in the Heritage
Impact Assessment for the site.

Ecology/environmental considerations:

SSSIl or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
n/a n/a n/a n/a n/a n/a

Source: Epsom & Ewell and Surrey County Council mapping information

Conclusion:

The site is in a highly accessible town centre location and in order to make efficient use of land it is considered suitable for mixed-used redevelopment with
retail/leisure at ground floor and residential above. Whilst no recent indication has been received from the freeholder on the intention for the site, due to the
siteis location within the Epsom Town Centre boundary, its previous inclusion as a Plan E (2011) allocation, and recent evidence of marketing, the site is
considered to have a reasonable prospect that it will become available. Given the information above, the site is considered to be developable for residential
use in years 11-15 of the local plan period.


https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Site address: Land R/O The Albion Public House (Mccaffertys Bar) Site reference: TOW008

Site location boundary:l Site location in Borough: Satellite View:
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Source of site:

Ward: Town Site area: 0.14 ha Assessment of the developability of 54 urban sites (COUD_020)

Site description: The site is located to the rear of a cluster of historic buildings and accessed via a lane off South Street and surrounded by predominantly
commercial uses with some residential uses above retail, and flatted development to the west. The site is within the Epsom Town Centre boundary and is
also within the Epsom Town Centre Conservation Area. Whilst set back from the main listed buildings fronting South Street and West Street it is located
adjacent to a number of listed buildings. The site itself contains the Listed Structure (Wall between Manor House Court and the rear Car Park of 15 West
Street). The site is an Opportunity Site in Plan Epsom (2011), with an allocation for mixed use (8 residential units and 500sgm employment floorspace).

Existing land use: Light industrial Type of Landowner: Private (1 FH)

Indicative yield: 11 units (net)

Proposed use: Mixed-use (residential & employment) Indicative timescale for delivery: Developable within years 11-15

Planning history: No planning history.

Key constraints: Conservation Area (Epsom Town Centre), Listed Building (Wall) on western boundary, Area of High Archaeological Potential (Epsom
Historic Town Core), and other Listed Buildings nearby.

Transport Assessment Accessibility Scores:


https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

. Town &
Primary SRR GPs Pharmacies Secondary Rail Stations | Green Spaces Total score Rank (out of 191 sites)
Schools Schools
Centres
4.5 3.0 3.0 3.0 4.5 3.0 4.5 255 1/191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Flood Risk Information:

Vulnerability of proposed Surface water flooding by risk as a Groundwater Flooding risk as a - -
development Flood zone proportion of site area proportion of site area Sewer and reservoir flooding
16 incidents within
More vulnerable (residential) 1 Low (1 in 1,000 Year Extent) T 0.02% Al of site >= 50% <75% predominant postcode
Reservoir T No Risk.

Heritage Impact Assessment:

The site is located within the Epsom Town Centre Conservation Area and on the western boundary of the site is a Grade Il Listed Wall. In close proximity to
the site are multiple Grade Il Listed Buildings. The impact on the Conservation Area and Listed Buildings and structures would depend on the nature, design,
and scale of proposals brought forward at the planning application stage. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

SSSI| or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
n/a n/a n/a n/a n/a n/a

Source: Epsom & Ewell and Surrey County Council mapping information

Conclusion:

The site is in a highly accessible town centre location and in order to make efficient use of land it is considered suitable for mixed use (residential &
employment) development, acknowledging that redevelopment would likely result in the loss of the existing light industrial use (motor vehicle repair) . In terms
of availability, a response from the landowner confirms that they would be open to the idea of developing the site in the future, indicating a reasonable
prospect that the site will become available within the plan period. The site is identified as an Opportunity Site in Plan Epsom (2011), with an allocation for
mixed-use development comprising up to 8 residential units and approximately 500 sgm of employment floorspace. However, it is noted that there is no
relevant planning history associated with the site to date. The site is considered to have reasonable prospects of being viably developed and delivered, and,
based on the information currently available, is assessed as developable for residential use within years 11715 of the plan period.


https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Site address: Spread Eagle Shopping Centre Site reference: TOWO016

Site location boundary:l Site location in Borough: Satellite View:
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Source of site:

Ward: Town Site area: 0.18 ha Assessment of the developability of 54 urban sites (COUD_020)

Site description: The site consists of a Grade Il Listed Building (Spread Eagle Hotel and No 89 High Street) but this is not the whole of the site. The site
contains various small retail units with a walkthrough and is positioned on a prominent corner location at the junction of Waterloo Road, Ashley Road and
High Street. The site is within the Epsom Town Centre boundary and Conservation Area. Pedestrian access to the site is from the west and north-west of
the site, with the site also adjoining a Council-owned car park to the east.

Existing land use: Retail/leisure/commercial Type of Landowner: Private (1 FH, ~5 LHSs)

Proposed use: Residential-led mixed use redevelopment (student accommodation & Indicative residential yield: 22 units (C3 equivalent) (net)
leasure/retail on ground floors) Indicative timescale for delivery: Developable within years 11-15

Planning history: The site has previously been subject to pre-application discussions in 2016 regarding mixed use, including residential development for
35 flats.

Key constraints: Conservation Area (Epsom Town Centre), Primary Shopping Area, Grade Il Listed Building (Spread Eagle Hotel and No 89 High Street),
Area of High Archaeological Potential (Epsom Historic Town Core), Other Listed Buildings nearby



https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

Transport Assessment Accessibility Scores:

. Town &
Primary Secondary GPs Pharmacies Secondary Rail Stations | Green Spaces Total score Rank (out of 191 sites)
Schools Schools
Centres
3.0 2.0 3.0 3.0 45 3.0 45 23.0 33/191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Flood Risk Information:

Vulnerability of proposed Surface water flooding by risk as a proportion of Groundwater Flooding risk as a " "
development REEZoms site area proportion of site area SETEL Ee MEsEnelr (e iy
6 incidents within predominant
M . - o postcode
ore vulnerable 1 Low (1in 1,000 Year Extent) T 6.20% All of site >= 50% <75%
Reservoir T No Risk.

Heritage Impact:

The majority of the site is located within the Epsom Town Centre Conservation Area. The site includes a Grade Il Listed building (Spread Eagle Hotel and No.
89) and adjoins a Locally Listed Building. The impact on the Conservation Area and Listed Buildings would depend on the nature, design, and scale of
proposals brought forward at the planning application stage. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

SSSI or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
n/a n/a n/a n/a n/a n/a

Source: Epsom & Ewell and Surrey County Council mapping information

Conclusion:

The site is in a highly accessible town centre location and in order to make efficient use of land it is considered suitable for mixed use development (incl.
student accommodation), with retention of retail/leisure on ground floors. Sensitive design would also be required to address potential impacts on the listed
building. As a result we would guide development away from the Listed Building within the site. While site is currently well occupied, with a number of active
leaseholds there have been pre-application discussions on the site indicating previous interest in developing the site for mixed use development. As a result,
the site is considered to have a reasonable prospect of becoming available for residential redevelopment during the plan period. Given the information above,
the site is considered developable for residential use within years 11-15 of the local plan period.


https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Site address: Auction House, Depot Road

Site reference: TOW041

Site location boundary:l
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Site location in Borough:

Scale 1:37,500

Satellite View:

Ward: Town

Site area: 0.12 ha

Source of site:

Assessment of the developability of 54 urban sites (COUD_020)

Site description: The site comprises of various commercial/industrial/leisure uses set in single storey units accessed from Depot Road. It is within the
Epsom Town Centre Boundary and the Epsom Town Centre Conservation Area is within the wider vicinity. The surrounding area comprises of a public car
parking area, commercials uses, community uses and some residential housing in the wider vicinity. The site is adjacent to a car park site (SA9) allocated

for residential-led redevelopment,

Existing land use: Leisure and commercial (motor serv. & escape room)

Type of Landowner: Private (3 FHs, 2 owners)

Proposed use: Mixed use (residential & commercial/leisure)

Indicative yield: 10 units (net)
Indicative timescale for delivery: Developable within years 11-15

Planning history: None on site, but part of a Plan E (2011) strategic opportunity site (Depot Road & Upper High Street) for mixed use (130 dwellings,

2,000sgm retail & community uses).

Key constraints: None



https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

Transport Assessment Accessibility Scores:

. Town &
Primary Secondary GPs Pharmacies Secondary Rail Stations | Green Spaces Total score Rank (out of 191 sites)
Schools Schools
Centres
3.0 2.0 3.0 3.0 45 3.0 45 23.0 33/191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Flood Risk Information:

Vulnerability of proposed Flood zone Surface water flooding by risk as a Groundwater Flooding risk as a Sewer and reservoir floodin
development proportion of site area proportion of site area 9
6 incidents within predominant
More vulnerable 1 Low (1 in lfg %;)Zar Extent) ¥ All of site >= 25% <50% postcode
Reservoir T No Risk.

Heritage Impact:

There are no heritage assets within the site or in the immediate locality of the site. Further information is contained in the Heritage Impact Assessment for the
site.

Ecology/environmental considerations:

SSSI or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
n/a n/a n/a n/a n/a n/a

Source: Epsom & Ewell and Surrey County Council mapping information

Conclusion:

The site is in a town centre location with good accessibility to services and transport. It is suitable for mixed-use development with retention of existing
commercial uses. Whilst no recent indication has been received from the freeholder on intentions for the site, due to the siteis location within the Epsom Town
Centre boundary and its inclusion as a Plan E (2011) allocation, the site is considered to have a reasonable prospect that it will become available. Given the
information above, the site is considered to be developable for residential use in years 11-15 of the local plan period.


https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Site address: Laine Theatre Arts Site reference: TOWO052

Site location boundary:l Site location in Borough: Satellite View:
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Source of site:

Ward: Town Site area: 0.05 ha Assessment of the developability of 54 urban sites (COUD_020)

Site description: The site is occupied by a 3-storey theatre arts studio, and is located to the rear commercial buildings on East Street. The site is accessed
via a lane that runs between 16A Victoria House and Emerald House (fronting East Street). The surrounding area comprises a mix of predominantly
commercial and some residential buildings. The Listed Building (Flint House) is adjacent to the site. The Adelphi Road Conservation Area is also adjoins
the site boundary. The southern boundary of the site is bordered by a railway line and vegetation.

Existing land use: Education facility Type of Landowner: Private (1 FH only)

Indicative yield: 6 units (net)

Proposed use: Residential Indicative timescale for delivery: Developable within years 6-10

Planning history: None relevant

Key constraints: Adjacent Conservation Area (Adelphi Road), Adjacent Listed Building (Flint House).



https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

Transport Assessment Accessibility Scores:

. Town &
Primary Secondary GPs Pharmacies Secondary Rail Stations | Green Spaces Total score Rank (out of 191 sites)
Schools Schools
Centres
3.0 2.0 3.0 3.0 45 3.0 45 23.0 33/191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Flood Risk Information:

Groundwater Flooding risk as a
proportion of site area

Surface water flooding by risk as a
proportion of site area

Vulnerability of proposed

Sewer and reservoir flooding
development

Flood zone

20 incidents within predominant postcode

More vulnerable 1 Low (1in 1,000 Year Extent) T 4.44% All of site >= 25% <50%

Reservoir T No Risk.

Heritage Impact:

There are no heritage assets within the site. Adjoining the eastern boundary is the Grade Il Listed Flint Cottage. Adjoining the Western boundary is the Adelphi
Road Conservation Area. The impact on the Conservation Area and Listed Building would depend on the nature, design, and scale of proposals brought
forward at the planning application stage Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

SSSI or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
n/a n/a n/a n/a n/a n/a

Source: Epsom & Ewell and Surrey County Council mapping information

Conclusion:

The site is suitable for residential development. Development of the site would result in the loss of the existing education use which is to be re-provided as part
of the SGN allocation. The freeholder has confirmed their intention to relocate to the nearby SGN site and make the existing site avialable for residential
and/or student accomodation following relocation. They have stated that they expect the site to be available in 2030. The site is considered to have a
reasonable prospect that it could be viably developed and achievable in the future. Given the information above, the site is considered to be developable for
residential use in years 6-10 of the local plan period.
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https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Site address: Eclipse Business Park, West Hill Site reference: TOWO067

Site location boundary:l Site location in Borough: Satellite View:

i e B conc s osiatoazn TOWO067
s

g iy

[oerees

Scale.1:,000 KE Site boundary PRI TS

Scale 1:37,500 s UL 3 sorougns

Source of site:

Ward: Town Site area: 0.39 ha Assessment of the developability of 54 urban sites (COUD_020)

Site description: The site is comprised of a number of dated single to 2-storey workshops and warehouses. It is accessed off West Hill which is a key route
into Epsom Town Centre. The site contains a mixture of businesses including commercial uses and some light industrial in buildings of varying size. The
site is surrounded by residential uses and community uses in the wider vicinity. Court recreation ground is located adjacent to the rear of the site.

Existing land use: Commercial and light industrial Type of Landowner: Private (1 FH, multiple LHs)

Indicative yield: 23 units (net)

Proposed use: Mixed use (residential & employment) Indicative timescale for delivery: Developable within years 11-15

Planning history: Permission for residential housing was granted on the site (athough not implemented) in 1979 for 30 flats (referenced in planning
application 97/00460/REM on the site).

Key constraints: Part Conservation Area (Stamford Green), Area of High Archaeological Potential (Epsom Historic Town Core).
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https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf

Transport Assessment Accessibility Scores:

. Town &
Primary Secondary GPs Pharmacies Secondary Rail Stations | Green Spaces Total score Rank (out of 191 sites)
Schools Schools
Centres
45 2.0 3.0 3.0 45 3.0 45 245 4/191

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Flood Risk Information:

Vulnerability of proposed development Flood zone Sl Water_floodln_g oy Rk e Groundwate_r FlOOd'.ng Eitas Sewer and reservoir flooding
proportion of site area a proportion of site area
More vulnerable (residential) 6(;23(33?5 within predominant
1 Low (1in 1,000 Year Extent) T 7.89% All of site >= 50% <75% P
Less vulnerable (employment) Resenvoir T No Risk.

Heritage Impact:

A small part of the site is located within the Stamford Green Conservation Area. There are no other heritage assets within the immediate vicinity of the site.
The impact on the Conservation Area would depend on the nature, design, and scale of proposals brought forward at the planning application stage. Part of
the site is Area of High Archaeological Potential. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

SSSIl or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
n/a n/a n/a n/a n/a n/a

Source: Epsom & Ewell and Surrey County Council mapping information

Conclusion:

The site is in a sustainable location close to the Town Centre and is suitable for residential led mixed use development. Development could be focused to the
rear of the site, where a mixed-use scheme is more suitable, given the existing ground floor uses. A response from the landowner has been received
indicating that they are considering the longer term use of the site and currently exploring options. Therefore, the site is considered to have a reasonable
prospect that it will become available. The site is considered viable and achievable and given the information above, the site is considered to be developable
for residential use in years 11-15 of the local plan period.


https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

EpsomandEwell \

Local /Um/ﬂ.-’

3. Green Belt Sites




3.1. The following Table 5 provides a summary of which of the Green Belt sites should be progressed for further consideration as to whether they could

be included as allocations in the Local Plan through the Inspectors main modifications to the Local Plan. The table demonstrates that 5 sites are

recommended to progress for further assessment at this stage. The others which are discounted are listed with their various reasons for

discounting.

Table 5: List of Green Belt sites to progress for further consideration or discount

Site name LAA ref Sltfzh,;\)rea Progress for further assessment or discount
Land West of Burgh
Heath Road COoL017 1.52 Progress
Cuddington Glade HORO001 0.52 Progress
Discount - The site is considered to be an important ecological corridor and has been recently
Manor Park HORO003 6.2 designated a Site of Nature Conservation Importance (SNCI). The site is also a potential site
to deliver off site Biodiversity Net Gain.
Land off Cuddington HORO004 111 Progress
Glade
Discount - The site lies between Epsom Common SSSI to the south and Horton Country Park
Nobble Park Extension HOROO7 7.32 SNCI to the north. The site is considered to be an important ecological corridor. Access to the
site may also be difficult, with the existing access being through the allotments.
Land South of West Part Discount - The site is considered to be to small to accommodate 5 or more dwellings, given
Cottage , Livingstone HORO011 0.5 the recent planning applications for a single dwelling (ref: 24/00588/OUT) and 2-dwellings (ref:
Park 25/00908/0UT) as well as the exissting TPOs on the site limiting the scope for development.
Clarendon Park HORO012 1.96 Discount - The site is an open amenity space, southern part is SNCI and TPO coverage.
Horton Hospital, Discount - The site is an open amenity space, the southern part is SNCI and is adjacent to
- HORO014 10.58 L
Livingston Park Livingston Park estate.
Land at Priest Hill NONO13 8.63 Progress
Downs Farm (Northern NONO16 27.9 Progress
Parcel)
The Looe, Reigate Road NONO40 0.4 Discount T PDL site T Planning permission granted in 2026 for intensification of employment

uses at the site
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https://www.epsom-ewell.gov.uk/news/epsom-ewell%E2%80%99s-manor-open-space-designated-site-nature-conservation-importance
https://www.epsom-ewell.gov.uk/news/epsom-ewell%E2%80%99s-manor-open-space-designated-site-nature-conservation-importance

3.2.  Of the five sites that progress for further assessment detailed proformas have been prepared that contain information on the following matters:

3.2.1. Transport and Accessibility (including data sourced from the Regulation 18 Transport Assessment 2023 (document reference: |S06)

3.2.2. Flood risk (based on the data underpinning the Epsom and Ewell Strategic Flood Risk Assessment Level 1 2024 T document reference NEOG)
3.2.3. Heritage Assets within and in the locality of the site.

3.2.4. Environmental considerations (including data sourced from the Site Assessment Methodology T document reference HBO5) and identifying

whether any sites are located within the Boroughis three Biodiversity Opportunity Areas.

3.2.5. The types of development that could potentially be delivered at the sites and any identified infrastructure needs.

OP


https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/NE06.%20SFRA%20Report%20-%20Level%201%20-%20September%202024.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/HB05.%20Site%20Assessment%20Methodology.pdf

Site address: Land West of Burgh Heath Road Site reference: COLO017

Site location boundary:l Site location in Borough: Satellite View:

seun
Bobks

Ward: College Site area: 1.52 ha Source of site: LAA 2022/24 (Call for Sites)

Site description: An agricultural field located at the southern edge of settlement, north of Epsom Downs, adjoining the defined urban area with residential
properties to the North. The surrounding area comprises of various paddocks and stables. The eastern boundary abuts Burgh Heath Road and western boundary
lies adjacent to a public bridleway. The boundaries are well vegetated, screening most of the site from view, however glimpses of the site are visible, particularly to the
NW corner of the site which is elevated above the existing properties on Beech Road. The site is rectangular in shape, well defined on all sides except the southern
boundary which does not follow a physical feature but follows the boundary South Hatch Stables (racehorse training facility) which is currently undergoing
redevelopment. There are urban features, particularly to the north as it adjoins the existing urban area and the adjoining properties along Beech Road which
create a defined settlement edge.

The site promoters (Reg19 REP148) have submitted a sketch masterplan of how the site could be developed. The site would be a cul-de-sac with single vehicular
access from Burgh Heath Road and pedestrian access along Rifle Butts Ally and will include a small area of amenity green space. The masterplan includes a
vegetated boundary treatment, reflecting the existing boundary treatment to the north, east and west¥

Existing land use: Grass field Type of Landowner: Private (1 FH)
Proposed use: Residential (indicative masterplan submitted at Reg 19 Indicative yield: 50 units (net)
REP148) Indicative timescale for delivery: Developable 11-15 years

Planning history: 21/00132/FUL & 16/01303/FUL - Vehicular access and gate (Refused)

Key constraints: Green Belt, Area of High Archaeological Potential (Bronze Age Auroch findspot), Group TPO on northern edge of site bordering site
boundary

(0)2


https://www.epsom-ewell.gov.uk/reg19representations
https://www.epsom-ewell.gov.uk/reg19representations
https://www.epsom-ewell.gov.uk/reg19representations

Transport Assessment Accessibility Scores:

. Town & .
Primary SRRy GPs Pharmacies Secondary R&.‘" Green Total score Rank (out of 191 sites) Renlzeu! OT 25 ez B
Schools Schools Stations Spaces sites)
Centres
3.0 0.0 1.0 1.0 3.0 1.0 3.0 12.0 181/191 17/26

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Nearest train station:
f Epsom Downs: 1.1 miles (25 mins walk); and
1 Epsom: 1.2 miles (26 mins walk).
Nearest bus stops and routes:
At Beech Road, Aston Way 318 (Epsom to Banstead) Weekday service only (Infrequent, 3 services day)
f  AtTreadwell Road 617, 619 (school bus)

Flood Risk Information:

proposed development | Flood zone S oportion of she area | earea T | Sewer and reservoir flooding
6 incidents within predominant
More vulnerable 1 None Al of site >= 25% <50% postcode
Reservoir T No Risk.

Heritage Impact:

The site is an Area of High Archaeological Potential. There are no listed buildings or structures within the site or in the locality. Further information is

contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

_ Biodi -
SSSI or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees |od|ve_r3|ty
Opportunity Area
NDO4 North Downs /
n/a n/a n/a n/a n/a
Epsom Downs

Source: Epsom & Ewell and Surrey County Council mapping information
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https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Indicative Masterplan (sourced from Regulation 19 representation T REP148)
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Conclusion:l

The site is located to the southern edge of the defined urban area boundary. There are no significant environmental or heritage constraints on the site,
although the site is located in an Area of High Archaeological Potential which would require further investigation at the planning application stage. Although the
site performs relatively poorly in terms of accessibility to key services and facilities compared to other sites in the Green Belt, there are bus stops nearby with
services (currently infrequent) that operate between Epsom and Banstead. It is a greenfield site located between the existing urban area boundary and the
South Hatch Stables development to the south, and in effect forms a gap between developed areas. To conclude, on balance, it is considered the
redevelopment of the site would result in the development of a modest gap between the urban area and a site undergoing redevelopment, and whilst there are
some constraints these are considered mitigable or further investigation would be required, and therefore the site should be considered for potential allocation.
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Site address: Cuddington Glade Site reference: HOR001

Site location boundary:l Site location in Borough: Satellite View:

ioht and catabass rigt: 2025, 0 20 40 80 Molors
ol 00073771 L 1 L |

Ward: Horton Site area: 0.52 ha Source of site: LAA 2022/24 (Call for Sites)

Site description: The site is a small triangular area of semi natural amenity land/open space adjacent a small number of residential properties to the north.
The site contains some TPO trees to the east, is gated off and does not appear to be publicly accessible. It adjoins a woodland area also covered by TPOs.
The site sits a short distance away from the Epsom Common SSSI which is located to the south of the site on the opposite side of Christ Church Road. The

site is within the Green Belt detached from the defined Urban Area boundary but is located adjacent to a small number of residential properties to the north
that are located within the Green Belt.

The site promoters (REG19 REP153 NEXUS) are proposing the site is used for specialist care accommodation but have not provided a concept plan for the
site. There is currently a live application for a 70 bed (C2) Care Home (ref: 26/00002/FUL).

Existing land use: Semi natural amenity land/open space Type of Landowner: Private (1 FH)

Indicative yield: 70 C2 units (net)

Proposed use: Residential (specialist accommodation T care home) Indicative timescale for delivery: Deliverable within 5 years

Planning history: There is currently a live application for a 70 bed (C2) Care Home - 26/00002/FUL.

Key constraints: Green Belt; multiple TPO on east side of site; single TPO on southern portion; southern boundary within 50m of a Site of Special
Scientific Interest (Epsom Common SSSI).

0o


https://www.epsom-ewell.gov.uk/reg19representations
https://eplanning.epsom-ewell.gov.uk/online-applications/

Transport Assessment Accessibility Scores:

. Town & .
Primary SEEENEENY GPs Pharmacies Secondary R"?‘" ST Total score Rank (out of 191 sites) Renlz e Of 28 EItEar
Schools Schools Stations Spaces Belt sites)
Centres
4.5 1.0 1.0 2.0 3.0 2.0 4.5 18.0 131/191 3/26

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Reqgulation 18 Transport Assessment

Nearest train station:
f Epsom 0.9 miles (18 mins walk)
Nearest bus stops and routes:
. Along Church Road (0.2 mile from site, 3 min walk) E9 Epsom-Manor Park (every 30 mins) Mon-Sat, reduced Service Sun. E10 Epsom-Noble Park every 30 mins) Mon-Sat,
reduced Service Sun.

Flood Risk Information:

Vulnerability of proposed Flood zone Surface water_floodln_g by risk Groundwate_r Floodl_ng risk as a Sewer and reservoir flooding
development as a proportion of site area proportion of site area
6 incidents within predominant postcode
More vulnerable 1 None All of site <= 25%
Reservoir T No Risk.

Heritage Impact:
There are no heritage assets within the site or in the immediate locality. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

Biodiversity

SSSI or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees .
Opportunity Area

Within 50m of Epsom

Common SSSI n/a n/a nla nla n/a

Source: Epsom & Ewell and Surrey County Council mapping information

Conclusion:

The site is located to the western edge of the borough adjacent to a small housing estate known as Oak Glade. There are no significant environmental

constraints on the site. The site performs well in terms of accessibility to key services and facilities compared to other Green Belt sites and regular bus service

to the town centre can be accessed a short distance from the site. In terms of constraints there are TPOs on east side of the site which would require

consideration in the design of the site. The site is within 50m of the Epsom Common SSSI but given size and the nature of the proposed use for a care home
the impact from additional recreational use on the SSSI is considered to be limited. To conclude, the site would result in the natural rounding off the built form

here and the identified constraints are mitigable, on balance the site should be considered for potential allocation.

MM


https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Site address: Land off Cuddington Glade Site reference: HOR004

Site location boundary:l Site location in Borough: Satellite View:

st

& oo gt arc: calalomn 113413091 o 20 0 63 Wvibsn
d <= 1007 L |

Ward: Horton Site area: 1.11 ha Source of site: LAA 2022/24 (Call for Sites)

Site description: The site is an irregular shaped area of public open space consisting of amenity grassland, sandwiched between two residential
areas located to the North and South, although these are not within the Defined Urban Area. The residential development to the north is a former
hospital site which has been redeveloped and to the south a smaller established cluster of dwellings The site is self contained with semi natural
qualities with scattered trees (TPO) which reflects the character of the surrounding area. The site is located in the vicinity of Epsom Common SSSI,
which is located 150-200m south of the site. The character of the area is modern residential development scattered in a semi natural parkland setting.
To the east, the site borders Stamford Green Primary School. The site promoters (REG 19 REP159) are proposing the site be developed into
residential and have submitted a vision document including a concept plan to support their site. This shows vehicular access from Cuddington Glade
with footpaths joining the existing public footpaths to the north.

Existing land use: Undeveloped green space Type of Landowner: Private (1 FH)

Indicative yield: 50 units (net)

Proposed use: Residential Indicative timescale for delivery: Developable within 6-10 years

Planning history: None

Key constraints: Green Belt; Green space; 3 group TPOs within site (significant in south-east of site)

NN


https://www.epsom-ewell.gov.uk/reg19representations

Transport Assessment Accessibility Scores:

. Town & .
Primary SRENEENY GPs Pharmacies Secondary R?” Green Total score Rank (out of 191 sites) Renlz e Of 28 EItEar
Schools Schools Stations Spaces Belt sites)
Centres
4.5 1.0 1.0 2.0 3.0 1.0 4.5 17.0 141/191 5/26

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Requlation 18 Transport Assessment

Nearest train station:

f Epsom 0.9 miles (18 mins walk)
Nearest bus stops and routes:

. Along Church Road (0.2 mile from site, 4 min walk) E9 Epsom-Manor Park (every 30 mins) Mon-Sat, reduced Service Sun. E10 Epsom-Noble Park every 30 mins) Mon-Sat, reduced
Service Sun.

Flood Risk Information:

Vulnerability of proposed Surface water flooding by risk as Groundwater Flooding risk as a 5 5
development ezl a proportion of site area proportion of site area BleeiEl et iessnvel el
. .. 6 incidents within predominant postcode
More vulnerable 1 Low (1 in 1,000 Year Extent) 1 All of site <= 25%

0,
2.77% Reservoir T No Risk.

Note: The Lead Local Flood Authority has indicated that their records show an Ordinary Watercourse may be located along the eastern site boundary, which should be accommodated
within the site layout. If development is to affect an Ordinary Watercourse the Lead Local Flood Authority should be contacted to obtain prior written consent.

Heritage Impact:

There are no heritage assets within the site or in the immediate locality. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

SSSI or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlve_rsny
Opportunity Area
Within 50-200m of n/a n/a n/a n/a n/a
Epsom Common SSSI

Source: Epsom & Ewell and Surrey County Council mapping information



https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Indicative Masterplan (sourced from Regulation 19 representation T REP159)
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Conclusion:

The site is located in the Green Belt beyond the defined Urban Area but is located adjacent to a small housing estate known as Oak Glade and in close
proximity to an established residential area. There are no significant environmental constraints on the site. The site performs well in terms of accessibility to
key services and facilities compared to other Green Belt sites and regular bus service to the town centre is available nearby. There are TPOs in the south east
of the site of the site which would require consideration at the planning application stage. To conclude, the site would essentially fill in a gap between two
established residential areas, deliver additional homes and the identified constraints are mitigable. On balance, the site should be considered for potential

allocation.

no



Site address: Land at Priest Hill, Ewell Site reference: NONQ013

Site location boundary:l Site location in Borough: Satellite View:

zzzzz

160 Molors

Ward: Nonsuch Site area: 8.63 ha Source of site: LAA 2022/24 (Call for Sites)

Site description: The site consists of open space/playing fields (approximately 78%) and previously developed land to the north-comprising of hard
surfacing and former tennis courts. The site borders the railway line, Cheam Road (the A232) and Banstead Road, with public rights of way to the
north (parallel to the railway line), west (along the boundary with Nescot College) and south of the site where Priest Hill Nature Reserve is located.

Ewell East Station is located adjacent to the site and established residential areas border the site to the north and east. The Nature Reserve located
beyond the site boundary to the south-east is a Site of Nature Conservation Importance (SNCI) and to the west of the site is a Public Right of Way
beyond which are the NESCOT playing fields.

The site promoters (REG19 REP163 Carter Jonas ono Coldunell) have submitted supporting information and an illustrative masterplan and most recently
pre-application report/document as part of their Regulation 19 response. The latter promotes the site in two phases comprising the development of the site
into 283 dwellings to the northern half, with the second phase (on 3.7ha of land that are currently on a long lease to a local sports club) developed into 161
dwellings and a central green park/square and linear park along/green buffer on the southern boundary.

Existing land use: Playing fields and PDL (hard surfacing and former tennis courts) Type of Landowner: Private (1 FH, 2 long LHs)

Indicative yield: 275 units (net)
Indicative timescale for delivery: Part deliverable within 5 years & part
developable within 6-10 years

Proposed use: Residential and retail uses (4.9ha) and the retention of
sports playing fields on land to the south of the site (3.7ha).

nn


https://www.epsom-ewell.gov.uk/reg19representations

Planning history: Live pre-application & pre application public consultation undertaken by the developer in 2026.

Key constraints: Green Belt; Playing fields.

Transport Assessment Accessibility Scores:

. Town & .
AT SSEEeETy GPs Pharmacies Secondary Rsf“l S Total score Rank (out of 191 sites) RELS(ELE OT ADElE
Schools Schools Stations Spaces Belt sites)
Centres
3.0 1.0 1.0 2.0 3.0 3.0 3.0 16.0 156 /191 10/26

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Regulation 18 Transport Assessment

Nearest train station:

1 Ewell East (adjacent, to the north west of the site along public right of way)
Nearest bus stops and routes:
f  Multiple stops along Cheam Road, S2 Regular service every 15-20 mins Epsom to St Helier Station

Flood Risk Information:

Vulnerability of proposed

Surface water flooding by risk as a proportion of

Groundwater Flooding risk as a proportion of

Low (1 in 1,000 Year Extent) T 0.98%

70.7% of site >= 25% <50%

development Flood zone Sie aiea site area Sewer and reservoir flooding
; ; - 0
High (1 in 30 Year Extent) ¥ 0.12% 29.3% of site <= 25% 2 incidents within predominant
More vulnerable 1 Medium (1 in 100 Year Extent) T 0.34% postcode

Reservoir T No Risk.

Heritage Impact:

There are no heritage assets within the site. The Locally Listed Glyn Arms is located in relative proximity to the site in distance terms; however, the railway;,
topography and existing built form sever any sense of connection. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

SSSIl or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees Blodlvgr3|w
Opportunity Area
n/a Adjacent to SNCI n/a n/a n/a NDO4 North Downs /

Epsom Downs

Source: Epsom & Ewell and Surrey County Council mapping information
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https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Indicative Masterplan (sourced from Regulation 19 representation T REP163)

Phase 2 of the proposed masterpian

Phase 1 of the propo: iplan with the RFC. the southem haif of the site

Conclusion:

The site is used as playing fields but is not publicly accessible. It is adjacent to the urban area and located next to Ewell East Station. There are no significant
environmental constraints on the site. It performs moderately in terms of accessibility to key services and facilities compared to other Green Belt sites and is
located adjacent to Ewell East Station, a well serviced station with regular (1-2 trains per hour) to London Victoria, London Bridge, Dorking & Epsom. A regular
bus service to Epsom town centre and Sutton is available close by along Cheam Road. In terms of constraints the main concern is the loss of playing fields
that are actively used. The site should retain 3.7ha of land to the South that are in current use for playing fields by a local sports club, with the remaining 4.9ha
available for residential led development with some supporting retail uses. To conclude, the site would result in the redevelopment of a sustainable site.

Offsite infrastructure improvements would be required to improve walking and cycling along the Cheam Road corridor and at the A24 junction, with a focus on
reducing severance, improving crossing opportunities, and enhancing overall safety and attractiveness for active modes.

On balance, the site should be considered for potential allocation.
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Site address: Downs Farm Site reference: NONO16

Site location boundary:l Site location in Borough: Satellite View:
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Ward: Nonsuch Site area: 27.94 ha Source of site: LAA 2022/24 (Call for Sites)

Site description: The site comprises a large triangular parcel bounded by College Road to the south. The existing uses include paddocks, pasture,
farmland with some light industrial use and small business units within a small collection of buildings located at the centre of the parcel.

The site is wrapped/contained by existing residential development, typically 2 storey detached properties to the NE and West. The main access to the site is
midway down the parcel along Reigate Road which is the access road to the existing industrial/commercial uses. There are some commercial/light
industrial/waste management facilities known as iThe Chalk Piti located beyond the site boundary (but adjoining the south west of the site) which are
accessed from College Road. The parcel possesses north facing slopes, views are possible across the site. Thick vegetation along the undeveloped site
boundaries help to screen views of the elevated site from the surrounding roads. As you move south, away from the more urbanised centre, Reigate Road
changes into a more rural/edge of settlement character. There is only a single pedestrian pavement along the length of College Road. The site forms part of
the gap of 1.14km between the Epsom and residential areas of Nork, adjacent to the Epsom Downs Station.

The site promoters (Regulation 19 REP098 Dandara) have submitted supporting information including an analysis of the site and a conceptual masterplan
which recommends a public open space to the southern part of the northern parcel to retain a gap between Epsom and Nork. They are also proposing the
retention of land in the Green Belt to the south of the site (on the opposite side of College Road) to retain a visual and physical separation with enhanced
tgreen linksb providing pedestrian and cycling movement in the area.

Existing land use: Paddocks/pasture/farmland, light industrial Type of Landowner: Private (1 FH)

nT


https://www.epsom-ewell.gov.uk/reg19representations

Proposed use: Residential, employment hub, open space, specialist education Indicative yield: 530 units (net)
provision (subject to need) Indicative timescale for delivery: Developable within 6-10 years

Planning history: None

Key constraints: Green Belt.

Transport Assessment Accessibility Scores:

. Town &
Primary SEEEIMELLY GPs Pharmacies Secondary Rail Stations Green Spaces Total score RELS ((?Ut ®) REnL (e OT 26
Schools Schools 191 sites) Green Belt sites)
Centres
3.0 1.0 1.0 1.0 1.5 2.0 3.0 12.5 177/ 191 15/26

Scoring methodology: 0-10mins walk = 3 points; 10-20mins walk = 2 points; 20-30mins walk = 1 point and >30mins walk = 0 points
* Primary schools, Town & Secondary Centres & Green Spaces are weighted at 1.5x; the others are weighted 1x.
Source: Surrey County Council (SCC) Regulation 18 Transport Assessment
Nearest train station:
f Epsom Downs 0.8 miles 17 min walk.
!  Ewell East station, 1.2 miles, 25 min
Nearest bus stops and routes: Along Reigate Road past the railway bridge south 166 (Epsom to Croydon) Mon-Fri Hourly service

Flood Risk Information:

Vulnerability of proposed Surface water flooding by risk as a proportion of Groundwater Flooding risk as a proportion of . .
development Flood zone site area site area Sewer and reservoir flooding
- . i o
Mc()rr:s\ilgér;ﬁg;)le High (1 in 30 Year Extent) ¥ 1.07% 4.2% of site >= 50% <75% 2 incidents within predominant
1 Medium (L in 100 Year Extent) T 1.61% UV postcode
Less vulnerable 95.8% of site is outside of a groundwater _ _
. . flood alert area Reservoir T No Risk.

(employment) Low (1 in 1,000 Year Extent) T 2.85%

Heritage Impact:

There are no heritage assets within the site. Part of the site borders the Higher Green / Longdown Lane Conservation Area. In addition, a Grade Il listed
building and locally listed building border the site. The impact on the Conservation Area and listed buildings would depend on the nature, design, and scale of
proposals brought forward at the planning application stage. Further information is contained in the Heritage Impact Assessment for the site.

Ecology/environmental considerations:

SSSIl or SAC SNCI Local Nature Reserve Ancient Woodland Veteran Trees BIOdlveerIty
Opportunity Area
NDO4 North Downs /
n/a n/a n/a n/a n/a
Epsom Downs

Source: Epsom & Ewell and Surrey County Council mapping information
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https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead
https://maps.epsom-ewell.gov.uk/myeebc.aspx?tab=map&MapSource=EEBC/Planning
https://surreycc.maps.arcgis.com/apps/webappviewer/index.html?id=3d9bbb5e659b4078bb1cae0112ccbead

Indicative Masterplan (sourced from Regulation 19 representation T REP098)

Epsom Downs Farm

Re-provided employment

New school

The linear park

The neighbourhood park

Green pockets terminating east west pedsstrian avenues
Soft edge 1o existing residential area

Open green land with formal and informal play

ndicative location of mixed-uses

Pedestrianicycle link with potential emergency access

00000000000

Landscape buffer around Chalk Pits Industrial Estate incorporating noise
mitigation measures

Conclusion:

The site consists of some existing commercial uses at the centre of the site, where the rest of the site is largely undeveloped land wrapped by existing
residential to the east and west. There are no significant environmental constraints on the site. The site performs low in terms of accessibility to key services
and facilities compared to other Green Belt sites but there is an hourly bus service between Epsom and West Croydon that operates nearby which could be
diverted to serve the site. There is also a deficit in specialist education provision (SEND) that could potentially be secured on the site. In terms of other
constraints, a consideration is potential amenity issues caused by the adjoining waste management facility to the south of the site. However, the indicative
masterplan submitted shows the potential use of extensive vegetated buffers to address this and open green space to the south of the site. To conclude, the
site would result in the redevelopment to deliver a significant number of homes and some commercial uses, and the identified constraints are mitigable.

Offsite infrastructure improvements would be required to improve walking and cycling linkages to Epsom Downs Station. On balance, the site should be
considered for allocation.
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4.Conclusion

4.1. The Council has undertaken a comprehensive review of the additional sites identified in Examination documents COUD 20 (Urban Sites)

and COUD 021 (Green Belt Topic Paper Update) in relation to their potential suitability for allocation through main modifications to the

Submitted Epsom and Ewell Local Plan.

4.2.  The findings of this work identify that the Council considers that there are twelve additional urban sites that are potentially suitable for

allocation through the main modifications to boost housing supply. These sites along with their indicative housing capacities and timescales

for delivery are detailed in Table 6 and mapped in Figure 1

Table 6: List of potential additional urban sites for allocation through main modifications, indicative yield and timescales for delivery

Indicative yield

Indicative timescale for

SIS NI AR (minimum capacity) delivery

25 Alexandra Road Epsom Surrey KT17 4BP COL006 11 C3 units (net) Developable 11-15 years
Gainsborough Road estate, Epsom Cou020 8 C3 units (net) Developable within 6-10 years
Parking at 54 Gainsborough Road couo21 6 C3 units (net) Developable within 6-10 years
85b Hook Road, Epsom couo47 8 C3 units (net) Developable 11-15 years
Land west of Ewell By-Pass EWEO012 38 C3 units (net) Developable 11-15 years
Conservative Club, Epsom Club and Church TOWO002 28 C3 units (net) Developable 11-15 years

TK Maxx TOWO007 17 C3 units (net) Developable 11-15 years
Land R/O The Albion Public House (Mccaffertys Bar) | TOW008 11 C3 units (net) Developable 11-15 years
Spread Eagle Shopping Centre * TOWO016 22 C3 units (gfé)ocr:rﬁgégzzi—bum student Developable 11-15 years
Auction House, Depot Road TOWO041 10 C3 units (net) Developable 11-15 years
Laine Theatre Arts TOWO052 6 C3 units (net) Developable within 6-10 years
Eclipse Business Park, West Hill TOWO067 23 C3 units (net) Developable 11-15 years

Potential additional supply

188 C3 units (net)
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https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_020%20Urban%20Sites%20-%20Proformas%20-%2054%20sites.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_021%20GB%20Topic%20Paper%20Additional%20work%20Jan%202026%20Final.pdf

4.3. lThe findings of this work identify that the Council considers that there are five Green Belt sites that are potentially suitable for allocation

through the main modifications to boost housing supply. These sites along with their indicative housing capacities and timescales for delivery

are detailed in Table 7 and mapped in Figure 1 below:

Table 7: List of potential additional Green Belt sites for allocation through main modifications, indicative yield and timescales for delivery

Indicative yield

Site name LAA ref (minimum capacity) Indicative timescale for delivery

Land West of Burgh Heath Road CoLo17 50 C3 units (net) Developable within 6-10 years

Cuddington Glade/Land south of Oak Glade | HOR001 70 bed C2 Care home (net) Deliverable within 5 years

Land off Cuddington Glade HORO004 50 C3 units (net) Developable within 6-10 years

Land at Priest Hill NONO13 275 C3 units (net) Part deliverable within 5 years & within 6-10 years
Downs Farm NONO16 530 C3 units (net) Developable within 6-10 years

Potential additional supply

905 C3 units (net)
70 C2 units (net)*
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4.4,

Figure 1: Maps of Local Plan Submission Site Allocations & Potential Additional Site Allocations
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A revised trajectory has been prepared in Figure 2 below to demonstrate the impact that allocating the above potential sites through the Local Plan
process in addition to those already contained within the Submitted Epsom and Ewell Local Plan would have upon housing supply over the plan period.



Figure 2: Revised Trajectory

SOURCE No. of units 22/23 23/24 24/25 25/26 26/27 27/28 28/29 29/30 30/31 31/32 32/33 33/34 34/35 35/36 36/37 37/38 38/39 39/40 TOTAL
Completions (2022-2024) 568 317 139 112 568
Commitments (April 2024) - 657 with 10% lapse rate applied 591 591 191 200 200 591
Small windfall 420 35 35 35 35 35 35 35 35 35 35 35 35 420
Large windfall 370 37 37 37 37 37 37 37 37 37 37 370
URBAN SITES (20+)

SA1 - Southern Gas Network Site 456 225 116 115 456
SA2 - Hook Road Car Park 145 145 145
SA3 - Solis House, 20 Hook Road 20 20 20
SA4 - Bunzl, Hook Road 35 35 35
SA5 - Epsom Town Hall 90 50 40 90
SA6 - Hope Lodge Car Park 35 35 35
SA7 - Former Police and Ambulance Station Site 47 47 47
SA8 - Epsom Clinic 30 30 30
SA9 - Depot Road & Upper High Street Car Parks 100 50 50 100
SA10 - 79-85 East Street 34 34 34
SA11 - Finachem House, 2-4 Ashley Road 38 38 38
SA12 - Global House 75 75 75
SA13- Swail House 45 45 45
SA14 - 60 East Street 30 30 30
SA16 - Land atKiln Lane 40 40 40
SA17 - Hatch Furlong Nursery 30 15 15 30
SA18 - Land rear of Rowe Hall 96 96 96
SA22 - Etwelle House, Station Road 20 20 20
SMALL URBAN SITES (5-19)

SA15 - Corner of Kiln Lane & East Street (101B East Street) 5 5 5
SA19 - 7 Station Approach, Stoneleigh 8 8 8
SA20 - Esso Express, 26 Reigate Road 10 10 10
SA21 - Richards Field Car Park 7 7 7
SA24 - Garages at Somerset Close & Westmorland Close 6 6 6
SA25 - 64 South Street, Epsom 6 6 6
SA26 - 35 Alexandra Road 8 8 8
SA27 - 22-24 Dorking Road 18 18 18
SA28 - 63 Dorking Road 6 6 6
GREEN BELT RELEASE

SA31 - Land at West Park Hospital - South 50 50 50
SA32 - Land at West Park Hospital - North 180 60 60 60 180
SA33- Land at Chantilly Way 30 15 15 30
SA34 - Hook Road Arena 100 40 40 20 100
SA35 - Horton Farm 1250 50 100 150 150 150 150 150 150 150 50 1250
POTENTIAL ADDITIONAL URBAN SITES

COLO06 - 25 Alexandra Road Epsom Surrey KT17 4BP 11 11 11
COU020 - Gainsborough Road estate, Epsom 8 8 8
COU021 - Parking at 54 Gainsborough Road 6 6 6
COU047 - 85b Hook Road, Epsom 8 8 8
EWEOQ12 - Land west of Ewell By-Pass 38 38 38
TOWO02 - Conservative Club, Epsom Club and Church 28 28 28
TOWO007 - TK Maxx 17 17 17
TOWO008 - Land R/O The Albion Public House (Mccaffertys Bar) 11 11 11
TOWO016 - Spread Eagle Shopping Centre 22 22 22
TOWO041 - Auction House, Depot Road 10 10 10
TOWO52 - Laine Theatre Arts 6 6 6
TOWO67 - Eclipse Business Park, West Hill 23 23 23
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POTENTIAL ADDITIONAL GREEN BELT SITES

COLO017 - Land West of Burgh Heath Road 50 50 50
HORO001 - Cuddington Glade 37 37 37
HOR004 - Land off Cuddington Glade 50 50 50
NONO013 - Land at Priest Hill 275 75 100 100 275
NONO16 - Downs Farm 530 50 150 150 150 30 530

Actual / Projection

317

139

112 226 230 595 529 568 508 665 398 372 292 256 241 250 239 192

6129

4.5.  The trajectory demonstrates that an additional 1,130 homes could be delivered within the plan period, with the delivery of a 70 Bed Care Home
(equivalent to 37 C3 dwellings) at Cuddington Glade (HORO001) and 75 dwellings (C3) at Priest Hill (NONO13) being potentially delivered within the

next 5 years.

4.6. If the sites identified above were to be allocated through main modifications to the submitted Local Plan, the supply for the plan period (2022-2040)

would increase from 4,960 dwellings (average of 276 dwellings per annum) to 6,129 dwellings (average of 340 dwellings per annum). This will impact

the Councilis five year land supply position, although the extent of the impact depends on whether the housing requirements set out in the Submission

Local Plan is changed. If the requirement remains as in the Submitted Local Plan (261 dwellings per annum), the Council can demonstrate a 6.02 year

housing land supply as shown in Table 8 below:

Table 8: 5 Year land supply position if additional potential sites were to be allocated.

EquGH [YIGzic T YItR0NE
AlJuzRCiliUg
E2HCifoglI TixYRCLAICULAIRY TIEM=Zp=MrM0
cYaHUn  Ta Z2N TsUiRUNHGUICUU2 CiiGi2ifGRITTIAT NYITICHERE NATMM TsIJRUNHNY g6 DIGICUIGIIRY TH
7 UUzciliinaiiGiliUgke =N
9 7IHING= =M=0le 2NillH=2igl GICUHEME i2Gitnala Yl 2l Gl UguN6iHs Y ItHY 20l YIAI) ONOIZ TsUiRUNHGIIEUU2C
? OlP cYaHUnIv2 1 G0gnY G101+l 21 00 ICHHINE GIRIIEM=PIplONI~CIHEI=MOM i NAPZX
cYaHhUNIE2GGi!
E OYCIGIIRYUHN! GIRIIEM=ZlgYIONI~CIRGI=M=PRE PLY
[ HO$ 7pE 213N GIRIIEM==ZlgYIONI~CIHGI=M=Pk4 =NP
1 xYHEUAICUTIJR1I IEM=Pp=MOM H ZNMITOY
C i Jo[€2ul4IP [R2ulolclicY2hUnixcUTIE2GGH! M i=NMTOYoNPZZE=NPs+PIT ZIM=
PIt llcY2HUNcUTH2GGH! SIM= 1 1H4HH2GGi!

N VoldfigSieY 20Nzt GilI0gHECONIHIGINnY 1 Cr2icis il Tl YIRIIpHEIHICITIV Ihege lRciHaicY Utis V2l TION Tl VIR GCN TI2GiY 1icaJI I HLY il IGIC UICIRY T)

PM



https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/COUD_006a%20Matter%202%20Appendices%20M2a-b..pdf

Appendix A: Heritage Impact Assessments of Potential
Additional Local Plan Site Allocations

The following impact assessments have been carried out in accordance with Historic England Advice Note
3 fiThe Historic Environment and Site Allocations in Local Planso. It follows a proportionate approach, for
potential allocation purposes, to the step-by-step process outlined on page 5 of that document. The same
approach has been undertaken here as was done in the Heritage Topic Paper 2025 (document reference
TPO06), where the following sites are those that are potentially suitable for additional allocation through main
modifications to the Local Plan.



https://historicengland.org.uk/images-books/publications/historic-environment-and-site-allocations-in-local-plans/
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/TP06%20Heritage%20Topic%20Paper%20-%20March%202025.pdf
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