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1. Introduction 

1.1 This Heritage Statement has been prepared by Heritage Collective on behalf of the 

Quanta Homes in relation to a planning application for the redevelopment of 24-28 

West Street, Epsom to provide an eight storey building on the site. The determining 

authority for the application is Epsom and Ewell District Council (EEDC hereafter).  

1.2 The buildings occupying the site have not been statutory listed and do not appear 

on Epsom and Ewell District Council’s list of buildings of local interest, but they 

were included within the Epsom Town Centre Conservation Area Appraisal (2009) 

as part of a pocket of land recommended for expansion of the conservation area 

boundary. The building has been identified as positive contributor to the character 

and appearance of the conservation area and is, for planning purposes, treated as a 

non-designated heritage asset.  

1.3 In accordance with the requirements of Paragraph 189 of the National Planning 

Policy Framework (2019) this statement describes the significance of the identified 

designated heritage assets. 

 

Purpose of this Statement 

1.4 The purpose of this document is to assist with the determination of the application, 

informing decision takers of the effects of the proposals on 24-28 West Street, 

Epsom and the surrounding historic built environment. To this end, value 

judgements on the significance of 24-28 West Street and its contribution to the 

conservation area have been considered.  

1.5 Specifically, this report assesses the capability of Epsom Town Centre Conservation 

Area and heritage assets near the site (including a number of listed buildings and 

the Stamford Green Conservation Area) to absorb the proposed change without 

causing harm to their significance or setting. Particular regard is given to the 

provisions of the Planning (Listed Building and Conservation Areas) Act, 1990. The 

report also sets out how the proposal complies with the guidance and policy of the 

NPPF and local planning policy. 
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1.6 The heritage assets potentially affected have been observed and assessed by the 

author following a site visit made by the author in good weather. 

 

Proposals and Relevant Background 

1.7 An application was submitted to the EEDC in May 2019, for demolition of the site 

and the construction a 5 story mixed use development, providing ground floor 

commercial use and 14 residential flats. The applicant was encouraged by council to 

withdraw that application and work with council to inform a scheme that facilitates 

an optimal use for the site in regard to scale and density, and further responses 

local policy addressing housing need.  

1.8 However, during late 2018 and early 2019 the building was subject to an 

application for listing and assessed by Historic England. It was concluded that;  

“24-28 West Street is an interesting building for its association with a local 

tradesman and his a-typical choice of construction. Its use of reinforcement 

however is unproven and its modest architectural quality and the level of 

alteration it has undergone means that it falls below the high threshold for listing 

at a national level.” 

1.9 Following on from this, in 2019 an application for the redevelopment of the site to 

provide 29 residential units (comprising a part 9, part 11 and part 13 storey 

building) was submitted to the Council (LPA ref: 19/01021/FUL). However, Historic 

England raised concern with regards to the height of the structure.  

1.10 Current proposals have taken on board Historic England concern and represent a 

considerable reduction in scale. Proposals now entail a part commercial part 

residential scheme comprising a total of 25 residential units and a height of eight 

storeys. Pre-application discussions with both Historic England and the Council were 

undertaken and have informed the redesigned proposals.  
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Figure 1: Historic England Map, Application Site and Building – marked in red, Listed 

Buildings – indicated with blue triangles 

 

Figure 2: Epsom Town Centre Conservation Area Map, Epsom & Ewell Borough Council 
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2. Relevant Planning Policy Framework 

Legislation 

2.1 Sections 16(2) and 66(1) of the Planning (Listed Building and Conservation Areas) 

Act 1990 require the decision maker to have special regard to the desirability of 

preserving a listed building and its setting when exercising planning functions. The 

decision maker must give considerable importance and weight to the desirability of 

preserving the significance of the listed building, and there is a strong presumption 

against the grant of permission for development that would harm its heritage 

significance.1 

2.2 Section 72(1) of the Act further establishes a broadly similar duty in respect of the 

preservation of the character or appearance of conservation areas. 

2.3 For the purposes of this statement, preservation equates to an absence of harm.2 

Harm is defined in paragraph 84 of Historic England’s Conservation Principles as 

change which erodes the significance of a heritage asset.3  

 

National Planning Policy Framework  

2.4 The significance of a heritage asset is defined in the National Planning Policy 

Framework (NPPF) as being made up of four main constituents: architectural 

interest, historical interest, archaeological interest and artistic interest. The 

assessments of heritage significance and impact are normally made with primary 

reference to the four main elements of significance identified in the NPPF. 

2.5 The setting of a heritage asset can contribute to its significance.  Setting is defined 

in the NPPF as follows: 

 
1 Barnwell Manor Wind Energy Limited v East Northamptonshire District Council and others [2014] EWCA Civ 137. 
2 South Lakeland v SSE [1992] 2 AC 141. 
3 Conservation Principles, 2008, paragraph 84. 
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“The surroundings in which a heritage asset is experienced. Its extent is not 

fixed and may change as the asset and its surroundings evolve. Elements of a 

setting may make a positive or negative contribution to the significance of an 

asset, may affect the ability to appreciate that significance or may be neutral.” 

2.6 The NPPF requires the impact on the significance of the designated heritage asset 

to be considered in terms of either “substantial harm” or “less than substantial 

harm” as described within paragraphs 195 and 196 of that document. National 

Planning Practice Guidance (NPPG) makes it clear that substantial harm is a high 

test, and case law describes substantial harm in terms of an effect that would 

vitiate or drain away much of the significance of a heritage asset.4   

2.7 Paragraphs 195 and 196 of the NPPF refer to two different balancing exercises in 

which harm to significance, if any, is to be balanced with public benefit.  Paragraph 

18a-020-20190723 of National Planning Practice Guidance (NPPG) online makes it 

clear that some heritage-specific benefits can be public benefits.  Paragraph 18a-

018-20190723 of the same NPPG also makes it clear that it is important to be 

explicit about the category of harm (that is, whether paragraph 195 or 196 of the 

NPPF applies, if at all), and the extent of harm, when dealing with decisions 

affecting designated heritage assets, as follows: 

“Within each category of harm (which category applies should be explicitly 

identified), the extent of the harm may vary and should be clearly articulated.” 

2.8 I have tabulated the Scale of Harm, as I understand it, in Appendix 1.  

2.9 Paragraphs 193 and 194 of the NPPF state that great weight should be given to the 

conservation of a designated heritage asset when considering applications that 

affect its significance, irrespective of how substantial or otherwise that harm might 

be. 

     

 
4 Bedford Borough Council v SSCLG and Nuon UK Limited [2013] EWHC 4344 (Admin). 
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Local Policy  

2.10 Relevant local planning policy is contained within the Development Management 

Policies Document (2015) and Epsom & Ewell Borough Council, Local Development 

Core Strategy (2007). 

2.11 DM8 Heritage Assets: This policy notes that development proposals that involve, 

or have an effect upon Heritage Assets must establish the individual significance of 

the Asset as part of the application or consent process. As part of the assessment 

process the significance of the Asset will be taken into account (namely whether it 

is a designated Heritage Asset or a non-designated Heritage Asset) when 

determining whether the impact of any proposed development is acceptable. 

2.12 DM9 Townscape Character and Local Distinctiveness: This policy notes that 

the Council will seek enhancement of the townscape through new development, 

particularly those areas with poorer environmental quality and where the character 

has been eroded or needs improving. It goes on to state that planning permission 

will be granted for proposals which make a positive contribution to the Borough’s 

visual character and appearance and that the following criteria are of relevance in 

this matter:  

• Compatibility with local character and the relationship to the existing 

• Townscape and wider landscape; 

• The surrounding historic and natural environment; 

• The setting of the proposal site and its connection to its surroundings; and 

• The inclusion of locally distinctive features and use of appropriate materials. 

2.13 DM10 Design Requirements for New Developments: This policy notes that 

development proposals will be required to incorporate principles of good design. 

The most essential elements identified as contributing to the character and local 

distinctiveness of a street or area which should be respected, maintained or 

enhanced include, but are not limited, to the following: 

• Prevailing development typology, including housing types and sizes; 

• Prevailing density of the surrounding area; 

• Scale, layout, height, form (including roof forms), massing; 



 

 West Street, Epsom  |  7 

• Plot width and format which includes spaces between buildings; 

• Building line;  

• Typical details and key features such as roof forms, window format, building; 

and  

• Materials and design detailing of elevations, existence of grass verges etc. 

2.14 Policy CS 5: Notes that the Council will protect and seek to enhance the Borough’s 

heritage assets, including historic buildings, conservation areas, archaeological, 

remains, ancient monuments, parks and gardens of historic interest, and other 

areas of special character. 

 

Historic Environment Good Practice Advice in Planning Note 3: 

The Setting of Heritage Assets (Historic England, 2017) 

2.15 This document, published by Historic England as a second edition in December 

2017, replaces the earlier 2015 setting guidance. The document provides for a 

thorough understanding of the setting of a heritage asset and the relationship of 

the setting to curtilage, character and context. 

2.16 The guidance document notes, in paragraph 18, that the protection of the setting of 

heritage assets need not prevent change. The document recognises that not all 

heritage assets are of equal importance and states that the contribution made by 

their setting to their significance will also vary. Not all settings have the same 

capacity to accommodate change without causing harm to the significance of the 

asset. 

2.17 As per earlier Historic England guidance, the document advocates a stepped 

approach to assessing the impact of change within setting on the significance of 

heritage assets. This stepped approach is: 

Step 1: identify which heritage assets and their settings are affected; 

Step 2: assess whether, how and to what degree these settings make a 

contribution to the significance of the heritage asset(s); 
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Step 3: assess the effects of the proposed development, whether beneficial or 

harmful, on that significance; 

Step 4: explore the way to maximise enhancement and avoid or minimise harm; 

and 

Step 5: make and document the decision and monitor outcomes. 

2.18 Guidance under Step 2 notes that the asset’s physical surroundings and how the 

asset is experienced (such as views, noise, tranquillity, sense of enclosure etc.) 

should be taken in to consideration. 

2.19 Step 3 is also important in making it clear that a proposed development should not 

be assessed in terms of its impact on setting; instead it should be assessed in 

terms of the impacts on significance. That is to say, what matters is not the extent 

of visibility of the development or change to the setting of an asset, but the extent 

of change to its archaeological, architectural, artistic or historic interest. In some 

circumstances, this evaluation may need to extend to cumulative and complex 

impacts which may have as great an effect on heritage assets as large-scale 

development and which may not only be visual. At the very least the assessment 

should address the key attributes of the development in terms of its location and 

siting, form and appearance, additional effects and permanence. 

2.20 Paragraph 39 notes that options for reducing the harm arising from development 

may include the relocation of elements of a development or changes to its design. 

It notes that good design may reduce or remove the harm. 
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3. Historic Background and Development  

24-28 West Street 

3.1 The site occupied by 24-28 West Street, Epsom was an undeveloped corner of land 

until at least 1870 (Figure 3) when it was bought by Thomas Furniss.  

 
Figure 3: 1866 OS Map. Reproduced with permission of the National Library of Scotland 

3.2 The building he constructed on the corner of West Street and Station Approach 

became his dwelling, shop, stores and offices. Constructed c.1880 (Figure 2) it was 

built at 3 storeys with the upper most within a large mansard roof. The triangular 

plot necessitated the building was constructed in an L shape, with a small yard in 

the middle for the loading of carts. It’s design was influenced by the Dutch style 

buildings found in Yonkers, New York from where he spent time before establishing 

his business ‘T Furniss & Son’ in Epsom as builders, corn and coal merchants.  

3.3 Works in c.1900 demolished the buildings fronting Station Approach, as evidenced 

by the historic image in Figure 7 and by the 1938 Ordnance Survey map in Figure 

5. By at least 1911 separate parts of the building were let to other tradesmen with 

No. 26 being occupied by Builder Mr Sidney John Brotherwood. In 1927 T Furniss & 

Son had moved to bigger premises at 100 High Street.  
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Figure 4: 1898 OS Map. Reproduced with permission of the National Library of Scotland 

 

 
Figure 5: 1938 OS Map. Reproduced with permission of the National Library of Scotland 

 

3.4 During the mid to late 20th Century the building was continuously altered to 

accommodate changing use, in its current form the building has been subdivided 

into 8 individual units.  
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Figure 6: Extract from a view towards Wyeths featuring West Street, date unknown c.1900 

 
Figure 7: 24-28 West Street, Station Approach elevation showing Dutch gable, c.1905 
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4. Statement of Significance  

4.1 It is recognised that not all parts of a heritage asset will necessarily be of equal 

significance. In some cases, certain aspects or elements could accommodate 

change without affecting the Government’s objective, which includes the 

conservation of heritage assets and which seeks to ensure that decisions are based 

on the nature, extent and level of significance of heritage assets.  

4.2 Change is only considered to be harmful if it erodes an asset’s significance. 

Understanding the significance of any heritage asset affected (paragraph 189 of the 

NPPFs) is therefore fundamental to understanding the scope for and acceptability of 

change  

4.3 An assessment of the significance of the identified heritage assets are provided 

below. In accordance with paragraph 189 of the NPPF, the descriptions are 

proportionate to the assets’ significance and are sufficient to understand the nature 

of any impact the proposals may have upon that significance. 

 

24-28 West Street 

4.4 Constructed c.1880, Nos. 24-28 were historically one building, built to resemble the 

‘Dutch style’ found in Yonkers, New York. Originally built in an L-shape extending 

along West Street and Station Approach with a small yard against the railway 

embankment. The Station Approach elevations were largely demolished in the early 

20th Century with the exception of a Dutch gable end, which has a prominent 

frontage to the small junction of West Street and Station Approach (not recorded 

with the Epsom Town Centre Conservation Area Appraisal as a focal building). The 

gable has a small degree of architectural detailing with a round cameo within the 

pediment, likely a stock classical architectural detail. The remaining length of the 

building has typical late Victorian features but has been significantly altered with 

modern extensions into the yard (Figure 8), a large enclosed balcony above the 

West Street entrance (Figure 9) and the subdivision of the building into separate 

commercial and residential units. Unsympathetic extensions have left the building 
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unattractive and bereft of any coherent architectural form. These include alterations 

to the north elevation including a first floor bay window and shop fronts at ground 

floor level, interrupting the once symmetrically and rhythmic façade along the 

street.  

 
Figure 8: 24-28 West Street, Rear Elevation (south facing) 

 

Figure 9: 24-28 West Street, Front Elevation (North Facing) 

4.5 To the rear of the West Street elevation within the yard (Figure 8), the late 20th 

century extension appears piecemeal and with no design intent. Inopportune and 

disruptive openings for PVC windows and air conditioning units have been created.  
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The fire escape extending from the yard into the second storey further negatively 

impacts the architectural composition of the building. Views of the rear of the 

building and the seemingly abandoned car park area, severely detract from the 

quality of the conservation area.  

4.6 Inclusion of the small plot of land occupied by 24-28 West Street into the Epsom 

Town Conservation Area was recommended following the release of the Epsom 

Town Conservation Area Appraisal (2009) under the following guidance; 

“Here the main change is to take in Nos. 24 to 28 West Street, extending the 

boundary across West Street using the railway bridge as the western boundary. 

Nos. 24 to 28 might once have been a pub judging by the fanciful architectural 

detailing on the east-facing elevation, which includes a pointed head in a 

roundel, and a Dutch gable with nailhead decoration. To the front the block is an 

attractive raised pavement, while to the rear is the railway embankment, which 

here consist of well-laid monolithic blocks of granite.” 

4.7 Archival Research has demonstrated the building has never operated as a public 

house. The historic image in Figure 6 indicates that the gable end of 24-28 West 

Street has never meaningfully contributed to, and is not historically part of, views 

towards West Street from High Street.  

4.8 24-28 has a small degree of local social historic interest as the first business 

premises for T Furniss and Sons. The building has no artistic merit beyond 

architectural features visible at street level and archaeological value insomuch as it 

rests within Epsom - Historic Town Core Area of High Archaeological Potential. 

Architectural value is limited to the gable end which although prominent is not of 

any great architectural merit. It is not remarkable enough to mark it out as 

deserved of any local or statutory listing. 

4.9 Whilst 24-28 West Street can be defined loosely as a non-designated heritage asset 

the significance is low. It contributes to the character and appearance of the 

conservation areas because of its form, location and materials but beyond this, it is 

not of heritage significance.  

4.10 24-28 West Street is a typical late Victorian commercial premises that has been 

consistently adapted to meet 20th century needs. While the Dutch gable that fronts 

the Station Approach elevation is prominent and adds a small degree of positive 
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appeal to the street scene, the building is recognised as possessing little inherent 

interest above the prominent gable end feature and even that is an elevation with 

coherent design. 

4.11 Historic England notes the interest in the building as part of their reasons for 

designation decision 

“24-28 West Street, Epsom, a late-C19 coal and corn depot of concrete 

construction by Thomas Furniss, a local tradesman, is not recommended for 

listing for the following principal reasons: 

Degree of architectural interest: 

* the design of the building is an uneasy blend of architectural styles showing a 

lack of the architectural refinement apparent in many commercial buildings of 

this period; 

* as an example of C19 mass concrete construction it lacks the degree of 

intactness or association with established architects that other listed examples of 

early concrete construction display; 

* it is heavily altered both externally and internally so that much of its original 

character and the evidence of its original function has been lost. 

Degree of historical interest: 

* claims to be one of the earliest surviving reinforced concrete buildings in the 

country are largely circumstantial and cannot be substantiated on the basis of 

present evidence. While its former commercial function is of local interest it is no 

longer evidenced with the loss of the later range.” 

 

Epsom Town Centre Conservation Area 

4.12 Epsom Town Centre Conservation Area comprises the main commercial area of the 

town and stretches from West and South Street (in the west), and along the 

western and eastern parts of the High Street. The western triangle nearest the 

Railway Bridge was added after the Epsom Town Centre Conservation Area 

Character Appraisal and Management Plan written in August 2009. 
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4.13 The key characteristics of the area are described within the Epsom Town Centre 

Conservation Area Appraisal as; 

• “The exceptionally wide High Street, unchanged in shape since the time when 

Epsom was a village with a pond at its centre (the pond stood west of the 

present clock tower and was filled-in in 1850); 

• The survival of buildings that reflect Epsom’s late 17th century development 

as a spa, including the Assembly Rooms and other inns and buildings; 

• Buildings on both sides of the High Street that retain the character and 

appearance of a Surrey market town, whilst successfully hiding some very 

large modern shopping malls, offices, housing blocks, car parks and 

commercial service areas; 

• The high proportion of buildings of architectural interest: of the 106 main 

buildings in the Conservation Area:  - 47 are listed (47%) and a further 8 are 

on the local list (8%); 11 are early to mid-Victorian buildings of architectural 

interest (10%);19 are late-Victorian or Edwardian buildings of architectural 

interest (19%);7 are Inter-war buildings (7%);11 are Post-war buildings 

(10%); 

• Iconic buildings, such as the Clock Tower and Lester Bowden (previously The 

Spread Eagle), that help give Epsom its unique identity; 

• The wealth of architectural styles, materials and details, which give character, 

interest and identity to the Conservation Area; 

• The interesting high level balustrades which appear on some of the historic 

buildings; 

• The many surviving historic shopfronts, which add to the vitality of the 

streetscape; 

• Long views into and out of the High Street; 

• The exclusion of traffic from the wide paved pedestrian area on the north side 

of the High Street; and 

• The contrast between the open character of the High Street and the narrower 

subsidiary roads; glimpses of greenery and trees down these subsidiary roads 

form a transition from the densely built urban centre.” 
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4.14 Significance is therefore derived from the historic status, and architectural 

character of a Surrey Market Town. Despite the townscape carrying a varied 

architectural style it retains a number of 17th century buildings which reflect 

Epsom’s commercial development as a Spa Town. Of further importance to this 

commercial character are the shop fronts, facades and roofscapes, which while 

varied, complement each other. Within the conservation area are a number of 

statutory listed buildings (most commonly grade II), these are primarily focused on 

the western end of the conservation area and to the south side of High Street 

(Figure 1).  

4.15 Parts of the conservation area contribute more than others. Modern buildings on 

the south side of the High Street (at the western end) are more noticeable and do 

not add to the character of the conservation area. Whilst the eastern part of the 

High Street is of a late 20th century date and whilst it has been designed to fit in 

with the character of the area, it is of less importance than that of the older, 

western part of the High Street. 

 

Listed Buildings 

4.16 This section provides the list descriptions and a summary of significance and setting 

for nearby listed buildings to the application buildings at 24-28 West Street. Only 

those assets which are closest and have the greatest potential to be affected are 

discussed.  

4 and 6 West Hill (Grade II, UID: 1288835)  

4.17 4 and 6 West Street were listed in March 1974 and are a pair of weatherboarded 

18th century cottages.  

“Early C18. Stucco. Weatherboarded gable ends. Half-hipped slate roof. 

Diagonally placed stack. 2 storeys and attics. 4 ranges of sashes. 2 attic 

dormers.” 

4.18 The heritage significance of this asset is derived from their age, surviving form and 

fabric and historic illustrative interest. The buildings are experienced as removed 
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from the town centre, on the opposite site of the railway line. There is no ability to 

appreciate the site in context with the listed building given the limited scale of the 

existing buildings and the intervening railway and planting. As such, in its present 

form, the site does not contribute to or better reveal the significance of this asset. 

 
Figure 10: 4 and 6 West Street, August 2000 © Images of England Normal Wigg, Historic 

England Archive 

The Marquis of Granby (Grade II, UID: 1213965) 

4.19 The Public House was first listed in September 1973, it has a prominent position on 

the north side of the High Street set back from the road, fronting an area of open 

public space beside a small lane. Although the building originally dates to the 18th 

century it was largely altered in the 19th century with the addition of a large porch 

and Dutch gable. These features help contribute character to the local streetscape. 

The list description states:  

“C18. Two storeys, red brick, central two storey C19 projecting ornamental 

porch. Old tile roof with two dormers. Modillion eaves cornice and parapet. Rear 

weatherboarded. Interior: C19 bar with consoles and lead top. Nos 2 to 10 

(even) form a group with No 124 High Street.” 

4.20 The building has architectural interest deriving from its built form and architectural 

detailing which also makes a contribution to the character and appearance of the 

conservation area. Historic interest is expressed through the buildings status as a 

public house which carries a degree of social interest. Views between the site and 
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the listed building are blocked by the large office building ‘Oaks House’ at 16-22 

West Street meaning the site, in its current form does not contribute to or better 

reveal the significance of this asset.  

 
Figure 11: Marquiss of Granby, August 2000 © Images of England Normal Wigg, Historic England 

Archive 

2 West Street (Grade II, UID: 1213964) 

4.21 2 West Street is located on the north side of High Street along a small lane which 

runs north past the Marquis of Granby and includes the larger Aberdeen House. It 

was listed in September 1973 for the quality of the single storey shop and interior 

and was previously owned by Ardern Elphick Jnr. Fixtures and fittings and tiling are 

indicative of the premises former use as a butcher’s shop. The list description 

reads:  

“Mid C19. Red brick. Pitched slate roof. 2 storeys. 4 ranges of sashes, some with 

glazing bars. Late C19 shop on ground floor, projecting slightly on south side; 3 

shop windows and 1 double door, separated by pilasters clad in grey, brown, 

cream and green glazed tiles. Shop interior also clad in glazed tiles, chequered 

flower pattern up to dado level, ornamental dado with cream foliage on green 

and brown ground, cream tiles above dado with square white panels in 

ornamental green surround. Beaux Arts joinery to cashier's desk. Listed for shop. 

Nos 2 to 10 (even) form a group with No 124 High Street.” 

4.22 The interior is of architectural and social historic interest. The tile work at street 

level is also indicative of the buildings former function and further contributes to 
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the architectural interest and character of the local streetscape. The site does not 

contribute to or better reveal the significance of this asset as no views are possible 

between as they are largely blocked by the large office building ‘Oaks House’ at 16-

22 West Street.  

 
Figure 12: 2 West Street, August 2000 © Images of England Normal Wigg, Historic England 

Archive 

126 High Street (Grade II, UID: 1289127) 

4.23 Marking the end of High Street and the beginning of West Street, 126 High Street 

dates to the late 17th century but with later remodelling to the frontage to 

accommodate the building’s changing commercial functions. Formerly a grocer’s 

shop ‘Albion Terrace Stores’ opened by William Wyeth c.1870. The presence of the 

building has been much reduced over time and now few original features remain 

visible at street level and it appears as a typical Georgian plain fronted shop with 

residence above. It was added to the list in March 1974. The listing description 

states; 

“Late C17, with early C19 front to High Street. Rendered. Half-hipped old tile 

roof. 2 storeys. 2 ranges of sashes to High Street. 3 ranges of flush framed 

sashes with glazing bars to West Street. Parapet masks roof from High Street. 

Nos.126-134 (even) form a group with Nos.1-15 (Odd) West Street.” 

4.24 Significance is derived from the buildings age and contribution to the local 

streetscape. Views between the application site and 126 High Street are only 
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possible from the corner of South Street and the site does not contribute to or 

better reveal the significance of this asset in anyway.  

 
Figure 13: 126 High Street, May 2019 © Google Streetview  

1-5 West Street (Grade II, UID: 1213966) 

4.25 The cluster of buildings at 1-5 West Street date to the phase of Epsom’s 

development as a spa town. Built by speculative property developers for lettings, 

the buildings are relatively plain in character. The group of buildings were added to 

the list in March 1974 and their list description reads:  

“Circa 1700. Two storeys, 1 - 1 - 1 sash windows. Left hand portion of stock 

brick dressings, rest cemented. C19 windows and doors. Three dormers, tall 

hipped old tile roof. Nos 1 to 5 (odd) form a group with Nos 126 to 134 (even) 

High Street.” 

4.26 The heritage significance of the buildings is derived from their age and contribution 

to the local streetscape. The grouping contributes to the Georgian character of the 

area but only in respect of their upper fenestration and scale, they carry very few 

architectural details visible at street level and have been heavily altered. The site is 

appreciable in context with these buildings but does not directly contribute to or 

better reveal the significance of these assets.  
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Figure 14: 1-5 West Street, August 2000 © Images of England Normal Wigg, Historic England 

Archive 

Gwynne Ye Old Guild Cottage (Grade II, UID: 1213967) 

4.27 The building dates to the early phase of Epsom’s spa town development c.1700, it 

follows a traditional layout of commercial unit on the ground floor with residence 

above. The building has formerly traded as a bakery and still carries a traditional 

glazed shop frontage with bowed window that looks out onto High street from the 

south side. Statutory listed in April 1954, the list description reads:  

“Late C17 - early C18. Two storeys, red brick, 3 - 2 - 3 sash windows, grouped 

in that way. Band between storeys. Ground floor to left has modern Tudor type 

shop-front with C18 coved plaster fascia cornice. Early C19 semi-circular bowed 

window of large size to left of centre with plain door and fanlight all under plain 

canopy. Wide segmental headed sash window right of centre. Right hand portion 

has central 6-fielded panelled door with fanlight with glazing bars and plain 

hood. Sashes to left and right. Paired modillioned wood eaves cornice, tall hipped 

old tile roof with five two light casement dormers with flat tops. Plain stacks. Nos 

1 to 5 (odd) form a group with Nos 126 to 134 (even) High Street.” 

4.28 The positive contribution the building makes to the streetscene is primarily derived 

from the presence of the ground floor shop window and the architectural detailing 

visible at street level. Direct views are possible between Gwynne Ye Old Guild 
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Cottage and the site but the site does not directly contribute to or better reveal the 

significance of these assets.  

 
Figure 15: Gwynne House Ye Old Guild Cottage, August 2000 © Images of England Normal Wigg, 

Historic England Archive 

13 and 15 West Street, (Grade II, UID: 1213968) 

4.29 This building was designated in March 1974 and is located on the south side of 

West Street, it is currently in use as a motor repair shop. Its list description reads:  

“C18. Timberframed. Ground floor modern block. 1st floor weatherboarded. 

Hipped tile roof. Brick stacks. 2 storeys. 2 flush-framed sashes with glazing bars 

on 1st floor. Late C19 shops on ground floor. Rear old brick with some grey 

headers. Nos 1 to 5 (odd) form a group with Nos 126 to 134 (even) High Street.” 

4.30 The building is of architectural and historic interest because of its surviving timber 

frame and 18th century fabric. Direct views are possible between the properties at 

13 and 15 West Street and the development site and the site forms part of the 

setting of the listed building. However, the site does not directly contribute to or 

better reveal the significance of these assets.  
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Figure 16: 13 and 15 West Street, August 2000 © Images of England Normal Wigg, Historic 

England Archive 

The Old Manor House; (Grade II, UID: 1288770) 

4.31 Formerly Hill House, this building sat in extensive grounds south of West Street but 

was heavily altered in the early 20th century to include an additional dwelling to the 

north (The White House). It was added to the list in April 1954 and its list 

description reads:  

“Early C18. Two storeys and attic, cemented. Five sash windows, central semi-

circular headed doorway with fanlight, steps up with railings. Parapet with 

capping and 3 flat topped sashed dormers in large old tile roof, upper part of 

roof of slightly flatter pitch. Nos 17 to 21 (odd) form a group.” 

4.32 The significance of the building is derived from its age and contribution to the local 

street scene, the building has a group value with ‘The White House’ and the ‘Royal 

British Legion’ which add a degree of neoclassical monumentally to the upper part 

of West Street which ascends south-west. Views between the site and The Old 

Manor House are possible but partially obscured by the row of mature planting on 

the south side of West Street, adjacent to the railway bridge. The site does not 

directly contribute to or better reveal the significance of this asset. 
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Figure 17: The Old Manor House, August 2000 © Images of England Normal Wigg, Historic 

England Archive 

The White House, (Grade II, UID: 1288771) 

4.33 The White House appears to be largely early 20th century in date but occupying 

some parts of the former Hill House (now Old Manor House). The building was first 

listed in April 1954 and its list description reads:  

“Early C18. Two storeys, colourwashed roughcast, three sash windows. Original 

central fluted pilastered doorcase, 6 panel door, triglyph frieze and cornice. 

Capped parapet, two flat topped dormers, old tile roof. Nos 17 to 21 (odd) form 

a group.” 

4.34 The building has group value with ‘The Old Manor House’ and the ‘Royal British 

Legion’ which add a degree of neoclassical and Georgian grandeur to the upper part 

of West Street which ascends south-west. Views between the development site and 

The White House are largely obscured by the row of mature planting on the south 

side of West Street adjacent to the railway bridge. The site does not contribute to 

or better reveal the significance of this asset. 
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Figure 18: The White House, August 2000 © Images of England Normal Wigg, Historic England 

Archive 

The British Legion Club, (Grade II, UID: 1288772) 

4.35 The building is located at the crest of the small hill on West Street, north-west of 

the plot of the former Hill House. The building has classical form but has been 

rendered and painted white to the detriment of its architectural details. Large 

amounts of fencing, handrails and other street clutter within the car park erode the 

positive setting of the building and detract from its character. The British Legion 

Club was first listed in March 1974, and the list description reads:  

“Late C18 - early C19. Two storeys and attic, colour washed roughcast. 2 - 1 - 2 

sashes, the central in segmental headed recess. Central porch with plain cot. 

Turns in antis, frieze with heraldic crests (griffins' heads pierced with arrow); 

oval domed ceiling, glazed double doors. Plain eaves, bell cast slate roof, 3 

round topped dormers. Entry hat.I has marble paving. Later extensions to left 

and right. Nos 17 to 21 (odd) form a group.” 

4.36 Significance is derived from the building’s neoclassical architectural detailing visible 

at street level which also adds to the quality, character and appearance of the 

conservation area. A degree of historic interest exists due to the connection with 

the Epsom branch of the Royal British Legion.  Group value exists with ‘The Old 

Manor House’ and ‘The White House’ for the Georgian style and imposing scale at 
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this end of West Street. Views between the development site and The British Legion 

Club are entirely obscured by the adjacent properties on West Street mentioned 

above, and the row of mature planting on the south side of West Street adjacent to 

the railway bridge. The site does not contribute to or better reveal the significance 

of this asset. 

 
Figure 19: The British Legion Club, August 2000 © Images of England Normal Wigg, Historic 

England Archive 

Clock Tower (Grade II, UID: 1213296) 

4.37 The Clock Tower, first listed in March 1974, is a prominent feature within Epsom’s 

High Street located as the centrepiece of considerable scale in the wide shopping 

area. The building’s list description reads:  

“Mid C19. Red and grey brick with ashlar dressings. Stand on 1 storey base 

which includes public lavatories. Base has oversailing courses every alternate 

course. 1 fixed window with glazing bars on each side. Modillioned ashlar cornice 

which breaks upward in arch in centre. 2 lavatory blocks repeat this to east and 

west, slightly lower. To east and west again the entrances repeat the 

arrangement lower still, with doors on the east and west elevations. Tower has 2 

scrolls at each corner at bottom, 2 arched blind panels per side, 1 clock per side, 

each in semi-circular pediment, open at bottom, with vase finials and anthemia 

above. Open octagonal lantern above this, with modillion eaves cornice, 

crocketed pagoda roof, and weather vane.” 
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4.38 The significance of this structure derives from its clear architectural values and 

historic interest as an element of mid 19th century civic architecture. The 

surrounding historic townscape of the High Street contributes to the significance of 

this asset, better revealing its historic legibility. Views are available from the east of 

the Clock Tower towards the site. These view (not currently showing the built form 

of the site due to its limited scale) reveal the prominence of the Clock Tower within 

Epsom town centre and are a component of the asset’s significance.  

 
Figure 20: The Clock Tower, May 2019 © Google Streetview 

 

Stamford Green Conservation Area 

4.39 The Stamford Green Conservation Area lies to the west of Epsom town centre and 

was first designated as a conservation area in June 1982. The designated area 

abuts the edge of Epsom Common and contains a picturesque green with numerous 

19th century cottages.  
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Figure 20: Stamford Green Conservation Area boundary map  

4.40 The Stamford Green Conservation Area Character Appraisal and Management 

Proposals document was adopted in October 2007. This document contains a 

detailed description of the history and development of the area (not replicated 

here) and summarises the heritage significance of the conservation area as:  

• “Linear conservation area centred on Stamford Green, with its pond, listed 

public house, and small cottages;  

• Five other distinctive open spaces or greens (of varying sizes) surrounded by 

trees or buildings;  

• Location between Epsom Common and Epsom town centre;  

• Significant change in levels on either side of West Hill;  

• West Hill forms north-east wing, connecting two open spaces: The Fair Green 

and Clayfield Green;  

• Three further greens (Goose Green, Osbournes Green, and Laundry Green) to 

the south-west off Stamford Green Road, separated by 19th century cottages 

and 20th century houses;  

• Summergate Green, faced by 1920s and 1930s houses;  
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• Some earlier buildings but 19th century cottages and 20th century houses 

predominate; and  

• Village character with reminders of “old” Surrey with weather-boarded 

cottages and pantiled roofs.” 

4.41 The Conservation Area is separated into a series of four character areas with the 

part of the conservation area closest to the site (its north eastern edge) forming 

‘The Fair Green and Clayfield Green’ Character Area. Section 4.2 of the 

Conservation Area Appraisal refers to this “as a transitional area between the town 

centre and Epsom Common”. The area generally retains its rural quality but this 

has been overlaid by 20th century development and affected by the proximity to the 

town centre. Architecturally this area contains buildings generally constructed in the 

Surrey Vernacular.  

4.42 Within this character area 4 & 6 West Street (grade II) are identified as a focal 

building with views to the asset (with the site in the background) being identified as 

being an important view within the conservation area.  

4.43 At present, there is no ability to appreciate the site in context with the conservation 

area due to the limited scale of the existing buildings and the intervening railway 

and planting. As such, in its present form, the site does not contribute to or better 

reveal the significance of the conservation area. 
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5. Heritage Impact Assessment  

5.1 This section appraises the impact of the proposals on the heritage significance of 

the identified assets. It seeks to support the Council in their decision making 

process. Key considerations include: 

• The effects upon the significance of 24-28 West Street as a non-designated 

heritage asset as a result of its demolition.  

• The effects upon the significance of the Epsom Town Centre Conservation Area 

as a designated heritage asset; 

i. As a result of the demolition of 24-28 West Street; and  

ii. As a result of the proposed redevelopment of the site.  

• The effects upon the special architectural or historic interest of the nearby listed 

buildings and Stamford Green Conservation Area through change within their 

setting.   

5.2 This assessment is based on a site visit and a review of the plan, Design and Access 

Statement and AVR document.  

 

Proposed Development  

5.3 Proposals entail the demolition of the exiting building at 24-28 West Street and its 

replacement with a high quality development of eight storeys containing ground 

floor commercial/retail uses with 25no residential units above. The proposal ground 

floor commercial space will allow this portion of West Street to continue as an 

extension of the High Street.  

5.4 The proposed elevational design and materiality of the development has recognised 

the character of the surrounding historic environment through the use of solid, 

high-quality and locally influenced red brickwork and smaller areas of cladding. Use 

of glazing on prominent corner feature and upper floors and a stepped façade 

provide a lively and engaging building where the visual effect of the massing is 
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minimised. Powder-coated steel detailing will be used to draw an emphasis towards 

the horizontal detailing of the building.  

5.5 In regard to the scale and form of the proposed building, the design has responded 

to officer comments and to the site’s context and proximity to the nearby railway 

line. It seeks to maximise development on the site while being sensitive and 

sympathetic to the conservation area and nearby listed buildings. A series of 

verified views of the building from key locations (as agreed with Historic England 

and the Council) have been provided and demonstrate how the height relates to the 

surrounding townscape.  

5.6 The development has been orientated so the main entrance will be the corner of 

West Street and Station Approach. Through careful consideration of the local 

streetscape, the proposed design has sought to build on the landmark qualities of 

the current building and its associated contribution to the junction, with a high 

quality design that responds to the existing urban context. 

5.7 The proposed corner elevation of the new development reinterprets corner 

prominence currently conveyed by the gable end. Effectively updating this portion 

of the streetscape. This retains the existing terminus to view that is achieved by the 

current building, while developing a new relationship with the building at 22 West 

Street which invites the approach to the Station. Feature balconies at each building 

corner provide an outdoor space that has a visual transition between the mass of 

the building offering a degree of transparency to reduce visual impact. 

 

Effect on 24-28 West Street as a Non-designated Heritage 

Assets 

5.8 The proposals include the demolition of the existing building on the site. Research 

into the significance of the building and a subsequent assessment by Historic 

England have concluded the heritage significance of this asset is low. 24-28 West 

Street is a non-designated heritage asset of low significance as a building that has 

been heavily altered. The prominence of the gable end and its contribution to the 

streetscape at the junction of West Street and Station Approach is the only 

noteworthy feature of the building with a high level of alteration to the other 
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facades rendering the building a poor display of architectural features. The fact that 

the building is not locally listed speaks to its low level of heritage significance. 

Proposed designs for a replacement building which sought to retain the gable 

feature, or even the east facing elevation would likely appear very disjointed.  

5.9 It is acknowledged that the loss of the built form on the application site would 

result in some harm to the local historic environment. However, this level of loss 

would be limited due to the building’s low value. There are is no statutory provision 

(i.e. though legislation such as the Planning (Listed Building and Conservation Area) 

Act 1990) for non-designated heritage assets. As such, the primary consideration is 

Paragraph 197 of the NPPF. 

5.10 The policy tests set out for non-designated heritage assets are clearly more limited 

than those relating to designated heritage assets (including paragraphs 193 to 196 

of the NPPF). All that is required by paragraph 197 in respect of non-designated 

heritage assets is that the effect of an application on the significance of that assets 

should be taken into account5.  

5.11 Recent case law6 clarifies the position with regards to the correct application of this 

policy (this case refers to the NPPF 2012 paragraph numbering but remains valid as 

paragraph 135 and 197 are verbatim). It notes:  

“34. Secondly, the Inspector also had to apply the policy test in para 135 of the 

NPPF. Unsurprisingly, given that an NDHA does not itself have statutory 

protection, the test in para 135 is different from that in paras 132-4, which 

concern designated heritage assets. Paragraph 135 calls for weighing 

“applications” that affect an NDHA, in other words the consideration under that 

paragraph must be of the application as a whole, not merely the demolition but 

also the construction of the new building. It then requires a balanced judgement 

to be made by the decision maker. The NPPF does not seek to prescribe how that 

balance should be undertaken, or what weight should be given to any particular 

matter.” 

5.12 As such, with regards to the non-designated heritage asset, the application must be 

weighed as a whole, i.e. not merely the demolition of the existing building but also 

 
5 Paragraphs 44-46 of Travis Perkins (Properties) Ltd V Westminster City Council & Ors [2017] EWHC 2738 (Admin)   
6 Dorothy Bohm & Ors v Secretary of State for Communities and Local Government & Ors [2017] EWHC 3217 (Admin) 
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the construction of the new building and the benefits that brings, with a balanced 

judgement to be made by the decision maker. In this case the building is of limited 

local heritage interest that, based on professional experience, does not weigh 

significantly in favour of its retention. This report has concluded that the loss of the 

built form on the application site has the potential to result in some limited harm to 

the local historic environment. The balanced judgement and weighing of the 

application are matters which the submitted Planning Statement addresses.  

 

Effect on the Epsom Town Centre Conservation Area 

5.13 As identified in the preceding section, the existing built form of the application site 

is not intrinsic to the significance of the Epsom Town Centre Conservation Area but 

it is acknowledged that the gable end of 24-28 West Street is a positive 

contribution to its character and appearance.   

5.14 The same piece of case law discussed above7 also clarifies the position with regards 

to the correct application of legislation when dealing with positive contributors in 

conservation areas. The case law states: 

“… when considering the impact of the proposal on the CA under s.72 [of the 

Planning (Listed Buildings and Conservation Areas) Act 1990] it is the impact of 

the entire proposal which is in issue. In other words the decision maker must not 

consider merely the removal of the building which made a positive contribution, 

but also the impact on the CA of the building which replaced it. She must then 

make a judgement on the overall impact on the CA of the entire proposal before 

her.” 

5.15 As such, the demolition 24-28 West Street which positively contributes to a 

conservation area cannot simply be considered unacceptable. Rather, consideration 

must also be made towards the replacement building and the application as a whole 

though.  

5.16 It is acknowledged that the proposed replacement building at eight storeys is larger 

than existing built form on the site and in the immediate surroundings. However, 

 
7 Dorothy Bohm & Ors v Secretary of State for Communities and Local Government & Ors [2017] EWHC 3217 (Admin) 
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this has been informed by detailed discussions with the Council with regards to 

optimizing the potential for the site in line with local planning policy objectives and 

Officer support (as outlined in the Planning Statement). This also relates to the 

site’s location adjacent to taller built form outside the conservation area and the 

railway line.   

5.17 Architecturally, the replacement building makes use of a high quality design and a 

locally relevant but contemporarily influenced palette of materials. The high quality, 

modern character of the proposed structure is an honest addition to the site and 

wider conservation area, reflecting the organic development of the town while being 

clearly informed by the local area. There is clear precedent for providing a positive 

juxtaposition between historic and modern architecture and it is well established 

that this can enhance the varied and rich character of streetscapes.  

5.18 The prepared view points (see AVR document) demonstrate that there is limited 

visibility of the proposed building from much of the High Street and that the degree 

of visibility changes dependent on the viewers location and therefore changes in 

transient views. For example, while the top storey can be seen from View Point 2 

(east of the Clock Tower on the High Street) only a wholly limited part of the 

peaked roof can be seen when located further west, closer to the site (View Point 

1). Where glimpsed views are possible from the High Street, the high quality 

modern architectural character of the building ensures that it does not dominate or 

detract from the historic architecture of the town centre. Views from other locations 

as represented in the AVR document i) do not offer a good opportunity to 

appreciate the significance and heritage values of the conservation area (for 

example View Points 4 and 8) or, ii) demonstrate that the new building would be 

viewed in conjunction with other larger modern built form (for example View Points 

6 and 8).  

5.19 Overall, the loss of the existing building which positively contributes to the 

conservation area in conjunction with the increase of scale on the site result in a 

low level of less than substantial harm to the significance of the Epsom Town 

Centre Conservation Area. Based on pre-application discussions, it is understood 

that Historic England agree with this assessment.  
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Effect on the Significance and Setting of Nearby Listed 

Buildings 

5.20 The existing built form on the application site has no known associations with the 

identified statutorily listed buildings in the vicinity of the site beyond the low level 

of intervisibility. The quality and value of this intervisibility has itself been eroded 

through the poor state of repair and unsympathetic alterations undertaken to the 

application site. As such, while the demolition of 24-28 West Street will result in the 

loss of part of the historic built form surrounding the listed buildings, this would not 

result in any harm to the significance or setting of these assets.  

5.21 As previously identified, each of the listed buildings identified in this report have 

experienced significant changes to their setting commensurate with their town 

centre location. Such change includes alterations to the road layout, changes and 

improvements to the public realm and the construction of many larger-scale 

developments. These later developments have each in some way altered the setting 

and context in which the listed buildings are experienced, but they have not 

detracted from the significance of the listed buildings, nor prevented their 

designation.  

5.22 The effect of the replacement building on the significance and setting of the listed 

buildings is considered below. Where relevant assets have been grouped for 

simplicity.  

5.23 4-6 West Street: These listed buildings are located on the opposite side of the 

railway line than the application site and most components of their setting (their 

private curtilages, relationship with West Street and relationship with Fair Green) 

will not be affected by the proposed development. While much of the site is 

obscured from views by the railway line and intervening built form, the height of 

the replacement building will be visible atop these features (View Point 3). This will 

result in a slight effect on the significance of the listed buildings (a low level of less 

than substantial harm) resulting from the appreciable encroachment of built form 

from the town centre into the context of these assets and the effect this would have 

on their historic legibility as settlement edge cottages.  
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5.24 Marquis of Granby and 2 West Street: Both listed buildings are set back from 

the edge of West Street and due to this and the built form of 16-22 West Street (a 

large office building) there is only intervisibility between these assets and the site 

as demonstrated by View Point 6. While the proposed development will result in a 

change within the setting of these assets this is not a change which is harmful to 

their significance. The change is located at some distance from the buildings in an 

area which already accommodates modern built form. There is limited intervisibility 

and the listed buildings remain appreciable in their current form with no change to 

key views and no change to important elements of their setting (their relationship 

with other historic townscape elements etc.). As such, these assets are considered 

to be sufficiently robust in their architectural character to accommodate a degree of 

change to their setting that does not affect their significance.  

5.25 126 High Street, 1-5 West Street, Gwynne House Ye Old Guild Cottage and 

13 and 15 West Street: This group of listed buildings is located on the opposite 

side of the road to the application site slightly further east. Opposite the buildings 

are an existing four storey modern office building. The location of these assets 

means that key views of the buildings do not feature the application site. These 

views do not change as a result of the development meaning that the group value 

of the buildings (forming an consistent element of historic townscape) remains to 

be appreciated. While it is recognised the proposed development would bring 

change to the setting of these buildings (an increase of scale of built form it in the 

setting of the buildings) it would not impact on the ability to appreciate these 

buildings, both individually and collectively meaning that there would be no harm to 

the significance or interpretation of these listed buildings.  

5.26 The Old Manor, The White House and the British Legion Club: This group of 

listed buildings is located opposite the application site on slightly elevated ground 

and obscured behind a well planted bank of trees. As with the previous group of 

buildings, due to the orientation of these assets key views of them do not feature 

the application site and will not change as a result of the proposed development. 

Views out from the windows of these buildings will undergo some change due to the 

proposed development but this, in and of its own right, is not considered harmful to 

significance given these are not designed views out from the listed buildings. While 

in close proximity to the proposed eight storey building, the elevation of these 

listed buildings, their set back from the road with tree screening and their robust 
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architectural character means that the significance of these listed buildings would 

not be impacted upon. As such, these assets are considered to be sufficiently 

robust in their architectural character to accommodate a degree of change to their 

setting that does not affect their significance. 

5.27 Clock Tower: View Point 2 represents one of the key views of the grade II listed 

Clock Tower allowing it to be appreciated within its town centre context where the 

tower is the dominant feature of the view. The introduction of built form on the site 

at a height of eight storeys (as demonstrated on View Point 2) will result in a minor 

change to this view where, to the right of the tower, the upper floor of the 

proposed building can be seen. Only a small portion of the building can be seen in 

the periphery of the view and this ensures that there is no dominating effect. The 

high quality design of the proposed building combined with its use of glazing to the 

upper floors also minuses any impact on this view. Overall, the minor change within 

the setting of the Clock Tower is not capable of affecting the significance of this 

asset which is sufficiently robust in its form and appearance to accommodate a 

degree of change within its setting, indeed, this is characteristic of its setting in a 

town centre context where change and redevelopment happens almost 

continuously.  

 

Effect on the Significance and Setting of the Stamford Green 

Conservation Area 

5.28 As identified, at present the application site is not visible from or in conjunction 

with the Stamford Green Conservation Area due to the limited scale of the existing 

buildings and the intervening railway and planting. The proposed development will 

lead to a visual change within this part of the conservation area (the north eastern 

corner) as a result of the proposed development which, due to its increased scale, 

will be visible atop the existing railway line as demonstrated by View Points 3 and 

7.  

5.29 While this will result in a sense of encroachment of the town centre into the 

conservation area (which is characterised by a village character) it is not 

necessarily out of keeping for this transitional part of the conservation area given 
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its close proximity to the town centre. Depending on the view point taken, other 

built form is already visible (particularly in leafless conditions) beyond the railway 

line further establishing the transitional character of this part of the conservation 

area.  

5.30 The proposed development will result in a change to an important view within the 

conservation area, the view of 4 & 6 West Street from adjacent to Fair Green which 

has been replicated as View Point 3. The proposed development will have a 

noticeable effect on this important view which will lead to some harm to the 

significance of the conservation area. However, the conservation area must be 

considered as a whole and the proposed development only affects a small portion of 

the conservation area and would not have any effect on the village character of the 

conservation area when considered holistically. As such any harm resulting from 

the development on the significance of the Stamford Green Conservation Area 

would be demonstrably limited and only a very low (if not negligible) level of less 

than substantial harm.  

 

Summary and Policy Compliance  

5.31 The proposed development is based on a thorough understanding of the character, 

significance and historic development of the Epsom Town Centre Conservation Area 

and identified listed buildings.  The proposals have been designed to provide a high 

quality development which seeks to enhance the townscape quality of the area. 

5.32 As identified in the preceding section, the proposed development results in the loss 

of a non-designated heritage asset (causing a limited effect on the area’s historic 

built environment in terms of paragraph 197 of the NPPF) and results in a low level 

of less than substantial harm to the significance of the Epsom Town Centre 

Conservation Area and 4-6 West Street (a grade II listed building) and a very low 

(if not negligible) level of less than substantial harm to the significance of the 

nearby Stamford Green Conservation Area. In terms of paragraph 196 of the NPPF, 

this low level of harm should be weighed against the public benefits of the scheme.  
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5.33 The public benefits of the scheme and the required balancing act are considered in 

full within the Planning Statement (paragraph 7.11) but public benefits are 

considered to include:  

• Provision of residential units (including a proportion of affordable housing) in 

a sustainable town centre location; 

• Increased quality of the urban environment and benefit to the public realm by 

creating a visual gateway in the approach to the station;  

• The retention of ground floor commercial space will allow this area of West 

Street to continue as an extension of the High Street; and  

• Innovative design and architecture is proposed to create a landmark focal 

point.  
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6. Conclusion 

6.1 This Heritage Statement has been prepared in accordance with paragraph 189 of 

the NPPF and supports an application relating to the provision of a residential 

building of 8 storeys on the site of 24-28 West Street, Epsom.   

6.2 The existing built form on the application site has been identified by the Council as 

a non-designated heritage asset and the application site itself is located within the 

Epsom Town Centre Conservation Area and within the setting of a number of grade 

II listed buildings. Proposals seek to provide a high quality building pursuant to the 

Council’s policy objectives of optimising previously developed land in the most 

sustainable locations within town centres, such as this transport hub, which 

supports statement architect. The proposed development comprises a commercial 

ground floor and 25 residential units above. This report provides a proportionate 

appraisal of the significance of those heritage assets affected, followed by an 

assessment of the effect of the proposals on that significance. 

6.3 Section 5 of this report presents a thorough assessment of the impacts of the 

proposed development on the significance of the identified assets. It concludes that 

the proposals would result in the loss of a non-designated heritage asset (causing a 

limited effect on the local historic environment) and less than substantial harm to 

the significance of the Epsom Town Centre Conservation Area (a low level), the 

grade II listed 4-6 West Street (a low level) and the Stamford Green Conservation 

Area (a very low level). While resulting in change within their setting, the 

development would not result in any effect on other heritage assets (a number of 

grade II listed buildings) identified as a result of the proposed development.   

6.4 With regards to the loss of the non-designated heritage asset, in accordance with 

Paragraph 197 of the NPPF, the application must be weighed as a whole with a 

balanced judgement made by the decision maker. With regards to the low level of 

less than substantial harm to the significance of the conservation area and listed 

building, in accordance with Paragraph 196 of the NPPF, this must be weighed 

against the public benefits of the scheme. The weighing of the application and an 

appraisal of the public benefits of the scheme is outside the scope of this 

assessment and is contained within the submitted Planning Statement. 
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Appendix 1 

Scale of Harm (HCUK, 2019) 

The table below has been worked up by HCUK Group (2019) based on current policy and 

guidance. It is intended as simple and effect way to better define harm and the implications of 

that finding on heritage significance. It draws on various recent appeal decisions and reflects 

the increasing importance being put on the contribution of setting to significance and the need 

to create a greater level of clarity within the finding of less than substantial harm (see the 

NPPF, paragraph 194-196). This has been proving more and more necessary and the table 

below goes some way to reflect the most recent updates (2019) to the guidance set out within 

the NPPG.8 

 

Scale of Harm 

Total Loss Total removal of the significance of the designated heritage asset. 

Substantial Harm 
Serious harm that would drain away or vitiate the significance of 

the designated heritage asset 

Less than 

Substantial Harm 

High level harm that could be serious, but not so serious as to 

vitiate or drain away the significance of the designated heritage 

asset. 

Medium level harm, not necessarily serious to the significance of 

the designated heritage asset, but enough to be described as 

significant, noticeable, or material. 

Low level harm that does not seriously affect the significance of 

the designated heritage asset.  

Heritage Collective, 2019 
 

 

It is recognised that not all parts of a heritage asset will necessarily be of equal significance. In 

some cases, certain aspects or elements could accommodate change without affecting the 

 
8 See NPPG 2019. Section: ‘How can the possibility of harm to a heritage asset be assessed?’. Paragraph 3, under this 
heading notes that ‘within each category of harm (which category applies should be explicitly identified), the extent of 
the harm may vary and should be clearly articulated.’ 
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government’s objectives, which include ‘intelligently managed change’ and which seeks to 

ensure decisions are based on the nature, extent and level of significance of those heritage 

assets affected. 

Change is only considered to be harmful where it erodes or negatively affects a heritage 

asset’s significance. Understanding the significance of any heritage asset (along with any 

contribution made by its setting) is, therefore, fundamental to understanding the ability for the 

asset to accept change. 
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Standard Sources 

https://maps.nls.uk 

https://historicengland.org.uk/listing/the-list 

www.heritagegateway.org.uk 

http://magic.defra.gov.uk 

www.history.ac.uk/victoria-county-history 

The Setting of Heritage Assets: Historic Environment Good Practice Advice in Planning Note 3 

(Second Edition). Historic England (2017 edition) 

Planning (Listed Buildings and Conservation Areas) Act, 1990 

National Planning Policy Framework, 2019 

National Planning Practice Guidance, 2019 

Conservation Principles, Policies and Guidance, Historic England (2008) 

 

https://maps.nls.uk/
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