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1. INTRODUCTION AND PROPOSAL 

1.1 This Planning Statement is submitted in support of a planning application made for 

redevelopment proposals at 7 Station Approach West, Stoneleigh, KT19 0QZ. 

1.2 The proposals involve the demolition of the existing buildings and the redevelopment of the 

site to provide 13 residential units (Class C3) within a part 3, part 4 storey building with 

associated refuse storage, cycle parking and landscaping. 

1.3 This new submission follows a previous planning application at the site which was refused on 

12th October 2020 (ref: 19/00668/FUL). This decision has been carefully reviewed and has 

informed the updated design which is now submitted. The proposals are considered to 

successfully balance the competing objectives of maximising the residential delivery of the site 

whilst also ensuring that the development is in keeping with the scale and character of the 

surrounding development. 

1.4 Concerns from local residents were raised during the course of the previous application. The 

design of the proposal had responded positively to previous concerns. Key changes to the 

design from the previous application involve a reduction in the number of apartments, a 

reduction in the overall scale and massing of the building, and  changes to the overall design 

and façade of the building, including the introduction of zinc cladding to the top storey. 

1.5 There is a desperate need for housing in Epsom and Ewell. The Borough has a poor history 

of housing delivery, demonstrated by its 2020 Housing Delivery Test score of 34%, down from 

its 2019 score of 49%. This means that only a third of the Borough’s required number of homes 

have been delivered in the last three years. In addition to this, the Borough cannot demonstrate 

a five year housing land supply. It is understood that there is currently around one year of 

housing land supply; further emphasising the need for new housing. 

1.6 The proposals seek to optimise a brownfield site in a highly sustainable location next to 

Stoneleigh Station to deliver 13 high quality residential units, which will make a valuable 

contribution towards Epsom and Ewell’s housing targets. The Council’s own Epsom and Ewell 

Transformation Masterplan was published in 2019 and sets out the Borough’s ‘centres, 

stations and corridors first’ approach to concentrating housing growth. The Masterplan is 

identified in the Borough’s Housing Delivery Action Plan (2019) as a key tenet within the Action 

Plan to improve the Borough’s housing delivery. Located a stone’s throw from Stoneleigh 

Station, the site is an ideal location to concentrate new housing. 

1.7 This Planning Statement assesses the proposals against Epson and Ewell’s Development 

Plan policies and other material considerations relevant to the determination of the application. 

This Statement is structured as follows: 

 Section 2 – describes the site and surrounding context; 

 Section 3 – sets out the planning history of the site and nearby properties; 

 Section 4 – describes the proposals; 
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 Section 5 – provides an overview of regional and local planning policy and guidance 

relevant to the proposed development; 

 Section 6 – provides an assessment of the proposals against the provisions of the 

Development Plan and other material considerations; 

 Section 7 – provides a summary and conclusion. 

1.8 The following documents are submitted to support the planning application: 

 A full set of existing and proposed drawings including a site location plan – prepared by 

HWO 

 Design and Access Statement – prepared by HWO 

 Biodiversity Report – prepared by Ecology Solutions 

 Daylight / Sunlight Assessment – prepared by XCO2 

 Sustainability Statement – prepared by XC02 

 SUDS Strategy – prepared by XCO2 

 Transport Assessment – prepared by Motion 

 Travel Plan – prepared by Motion 

 Heritage and Townscape Assessment – prepared by Bidwells 

 Viability Assessment – prepared by S106 Affordable Housing Ltd  

 Statement of Community Involvement prepared by The Community Communication 

Partnership 
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2. THE SITE AND SURROUNDING AREA 

2.1 The site is located in the centre of Stoneleigh; situated on the corner of Station Approach and 

Stoneleigh Park Road. It is occupied by a three storey end of terrace property which forms 

part of a struggling shopping parade. The property comprises a commercial unit at the ground 

floor with residential accommodation above. To the side and rear of the site, accessed from 

Stoneleigh Park Road, is a long, utilitarian single storey rear extension with a flat roof and an 

area of hardstanding which is used for parking.  

2.2 The wider surrounding area is primarily residential, characterised by a fairly uniform pattern of 

two storey detached and semi-detached properties in a variety of building styles. In contrast 

to the rhythm of residential buildings along Stoneleigh Park Road, the pattern of buildings 

around the application site and Station Approach is different; being defined by taller buildings, 

set on larger plots, with less domestic character. The application site marks the start of the 

commercial centre of Stoneleigh which continues to the east of the site and is divided by the 

Stoneleigh Train Station and the railway line.  

2.3 The western part of the commercial centre, in which the site lies, comprises the commercial 

parade to the north side of Station Approach and St John’s Church to the south, with an area 

of landscaping between to two and a green triangular open space to the west. The commercial 

parade has steeped pitched roofs with gabled feature elements. The elevations are a mix of 

brick work and pebbledash. The parade generally comprises commercial units at ground floor 

and residential floorspace above, which is true of the site. There are a number of vacant 

commercial units and those which remain include a dry cleaners, a door and window shop and 

an Indian takeaway. Generally, the area looks tired and not particularly well-kept, due to 

boarded up units and graffiti which make a poor contribution to the character of the area. 

Indicative of the site’s commercial setting is its designation as a protected retail area.  

2.4 The site’s position next to Stoneleigh Train Station means that it is extremely well connected. 

The station provides frequent services to London Waterloo, Dorking and Guildford and is 

earmarked for a future connection to Crossrail 2. This will significantly increase capacity whilst 

reducing travel times on the network, especially into central London. There are also a number 

of bus stops within close proximity of the site, including a number on Stoneleigh Park Road. 

The site is also well served by local services and facilities, as well as a number of public open 

spaces within 1km of the site including Cuddington Recreation Ground, King George’s Field 

Auriol Park and Nonsuch Park. 

2.5 The site is not located within a conservation area and there are no locally or statutory listed 

buildings on or within the immediate vicinity of the site. The closest heritage asset is The 

Station Public House (Grade II listed), circa 100 metres to the south east of the site.  

2.6 The property is located within Flood Zone 1, with the lowest risk of flooding. 
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3. PLANNING HISTORY 

 Pre-Application 1 

3.1 Pre-application advice was first sought for redevelopment proposals at 7 Station Approach in 

August 2018 (ref: 18/00659/PREAPP). Since the first meeting, the proposals for an optimised, 

taller and higher density scheme have been driven by Officers.  

3.2 The proposals have been developed in the context of Epsom and Ewell’s very high objectively 

assessed housing need figure. However, the borough is currently failing to deliver sufficient 

homes annually to meet this identified need. Consequently, Officers recognise that in order to 

respond positively to the identified housing need, new residential developments within the 

borough should be optimised. Officers highlighted that given the site’s highly accessible 

location and prominent corner location, it lends itself to the creation of a flagship development 

for the emerging densification of Stoneleigh. The Council suggested reconsidering the initial 

proposals to develop a more ambitious scheme for the site. 

3.3 After this, the proposals were revised to reflect the Council’s comments and maximise the site. 

The building proposed was raised to six storeys to provide 21 apartments. A second pre-

application meeting took place in October 2018 to this revised scheme. The full pre-app written 

feedback was received in January 2019. This confirmed that the principle of residential 

development on the site is considered to be appropriate. The feedback set out that the Council 

has no objection to a 6 storey building on the site and the mass and scale are acceptable. The 

proposals were considered to be consistent with the aims of the forthcoming Transformation 

Masterplan which will encourage new denser and higher built typologies. The impact on 

daylight/sunlight, impact on privacy, cycle/refuse storage, standard of accommodation, level 

of amenity space and lack of car parking were also considered to be acceptable. Comments 

were made in relation to the detailed design of the scheme. 

3.4 The proposals were amended to reflect the design comments and a PPA was entered into to 

develop the design with the advice of Officers. This involved raising the height of the 

development on the corner and removing the chimneys. A meeting was held on 11th February 

to discuss the revised proposals with the Council. The design was considered to be an 

improvement on the previous drawings. In particular the difference in height and elevational 

treatments between the corner element and the rest of the development was considered to 

successfully break up the elevation. Concerns were raised about the balconies on the lower 

levels in regards to secure by design principles. These concerns have been addressed with 

the design going forward.  

 Previous planning application 

3.5 Following the positive pre-application advice, an application was submitted on the site for the 

demolition of the existing building and erection of a part 6, part 7 storey building to provide 23 

residential units (ref: 19/00668/FUL).  
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3.6 During the consultation period the application received objections from local residents. 

Therefore, a public consultation event was arranged to allow local residents to express their 

concerns about the scheme. Since this, the applicant has taken on board their concerns and 

a new design team has been appointed to bring a fresh approach to the design of the building.  

 Post-application determination pre-applications  

3.7 Following the refusal of the previous application, the applicant team held two further pre-

application meetings with EEBC Officers. The reduced scale and massing and reduced 

number of units were presented to officers. The Council’s written feedback confirms that 

Officers consider that the design changes are positive and that the scale and massing of the 

building is suitable given the site’s corner location. The response also confirms that a car free 

scheme in this location is acceptable. 

 Public consultation   

3.8  A Statement of Community Involvement prepared by The Community Communications 

Partnership is submitted with the application and details the consultation programme that has 

been undertaken so far. 
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4. PROPOSALS 

4.1 The planning application comprises the demolition of the existing buildings on site and the 

erection of a three storey building, with a set back top storey, orientated to front both Station 

Approach and Stoneleigh Park Road. The building steps down in height to the north and west 

to reflect the transition in building heights with the neighbouring properties to the north and 

south. The stepping of the height along with the various setbacks and window patterns seeks 

to create visual interest. In contrast to the complex form of the building, the palette of materials 

will be relatively simple; predominantly comprising brick to reflect the surrounding context. The 

top floor will be set back from the main elevation and marked by zinc cladding in a pattern to 

help with place making. 

4.2 The main residential entrance will be on Stoneleigh Park Road, which will provide access to 

the entrance lobby and central core. The location of the core has been carefully considered to 

ensure that it can be shared with adjacent developments, if and when the remaining 

commercial parade is redeveloped in the future. The development will provide 13 residential 

units in total, comprising 8 x 1 bedroom flats and 5 x 2 bed flats. All flats will have access to 

private amenity space in the form of private terraces. 

4.3 Given the site’s highly sustainable location, the development will be car-free. It is envisaged 

that a car-club vehicle could be secured within a parking bay in front of the site on Station 

Approach. A bike store will be located will be located at ground floor level, accessed via the 

main residential entrance. Adjacent to the bike store will be a refuse store, with a separate 

entrance to the rear to enable convenient access for refuse collections.  
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5. PLANNING POLICY CONTEXT 

5.1 Applications for planning permission must be determined in accordance with the Development 

Plan unless material considerations indicate otherwise, in accordance with Section 38(6) of 

the Planning and Compulsory Purchase Act 2004. 

5.2 Epsom and Ewell’s statutory Development Plan comprises the Core Strategy (2007) and the 

Development Management Policies Document (2015). 

5.3 The Borough is also in the process of preparing a new Local Plan. The first Issues and Options 

Consultation took place in 2017 and a Final Issues & Options Consultation (Regulation 18 Part 

2) second is scheduled for November 2021 - January 2022. The estimated date for adoption 

is December 2023. Given that the new Local Plan preparation is in its early stages, it is 

afforded limited weight.  

5.4 Other policy documents that are material considerations in the determination of planning 

applications include the National Planning Policy Framework (NPPF), National Planning 

Practice Guidance (NPPG) and the Epsom and Ewell Supplementary Planning Documents 

(SPDs). 

5.5 The planning policy relevant to the consideration of applications therefore comprises three 

levels of policy – national, regional and local. The three tiers of policy are introduced within 

this chapter and a detailed assessment of the proposed development against the relevant 

policy is provided in Section 6. 

 National Planning Policy 

 National Planning Policy Framework (February 2019) 

5.6 The National Planning Policy Framework (NPPF) was published in February 2019 by the 

Ministry of Housing, Communities and Local Government. This document sets out the 

government’s economic, environmental and social planning policies for England. 

5.7 The overarching national planning policy theme evident from the NPPF is a presumption in 

favour of sustainable development, which the Government have advised should be at the heart 

of the planning system. In terms of development management, it advises that the primary 

objective is to foster the delivery of sustainable development and should not hinder or prevent 

future development. 

5.8 The NPPF has not changed the statutory status of the Development Plan as the starting point 

for decision-making; however, it constitutes guidance for local planning authorities and 

decision-making both in drawing up plans and as a material consideration in determining 

applications. 
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5.9 Paragraph 11 refers to the presumption in favour of sustainable development and states that 

when policies which are most important for determining the application are out-of-date, 

permission should be granted unless any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits. This includes situations where the LPA cannot 

demonstrate a five year supply of deliverable housing sites.  

5.10 Chapter 5 of the NPPF sets out how the Framework supports the Government’s objective of 

‘significantly boosting the supply of homes’. To achieve this Paragraph 59 sets out that it is 

important that a sufficient amount and variety of land can come forward where it is needed 

and land with permission is developed without unnecessary delay. 

5.11 Paragraph 68 also recognises that small to medium sized sites, such as the application site, 

can make an important contribution to meeting housing requirements and are often built out 

relatively quickly. As such, Local Planning Authorities are encouraged to identify sites that are 

no larger than 1 Ha through the development plan and brownfield sites to accommodate 

towards at least 10% of their housing requirement. 

5.12 Chapter 11 relates to making an effective use of land. Paragraph 117 states that planning 

policies and decisions should promote an effective use of land in meeting the need for homes 

and other uses, while safeguarding and improving the environment and ensuring safe and 

healthy living conditions. It states that strategic policies should set out a clear strategy for 

accommodating objectively assessed needs, in a way that makes as much use as possible of 

previously-developed or ‘brownfield’ land. Paragraph 118 states that planning policies and 

decisions should promote and support the development of under-utilised land and buildings, 

especially if this would help to meet identified needs for housing where land supply is 

constrained and available sites could be used more effectively.  

5.13 Paragraph 122 also sets out how developments can achieve appropriate densities. Proposals 

should take into consideration the identified need for different types of housing; local market 

conditions and viability; the availability and capacity of infrastructure and services; the area’s 

prevailing character and setting; and the importance of securing well-designed, attractive and 

healthy places. 

5.14 Where there is an existing or anticipated shortage of land for meeting identified housing needs, 

paragraph 123 also sets out that it is important that planning policies and decisions avoid 

homes being built at low densities, and ensure that development make optimal use of the 

potential of each site. 

5.15 Chapter 7, entitled ‘Ensuring the vitality of town centres’ states that planning policies and 

decisions should support the role that town centres play at the heart of local communities, by 

taking a positive approach to their growth, management and adaptation. Criterion (a) sets out 

that a mix of uses (including housing) can promote their long term vitality and viability. 
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 Regional Planning Policy 

5.16 The Surrey County Council Development Plan consists of the Surrey Minerals Plan Core 

Strategy (2011), Surrey Minerals Plan Primary Aggregates DPD (2011), Surrey Waste Plan 

(2008) and the Surrey Aggregates Recycling Joint DPD (2013).  

5.17 Surrey County Council’s ‘Vehicular and Cycle Parking Guidance’ (2018) sets out the 

recommended guidance for vehicle and cycle parking.  

 Local Planning Policy 

5.18 Epsom and Ewell’s Development Plan is comprised of the Core Strategy (2007) and 

Development Management Policies Document (2015).  

 Core Strategy (2007) 

5.19 The Core Strategy provides the long term planning vision for the borough and the overall 

framework for more detailed plans. It contains the broad planning strategy aimed at meeting 

the vision and contains core strategic policies for the borough up to 2022. Relevant policies 

are: 

 Policy CS1 – Creating Sustainable Communities in the Borough 

 Policy CS3 – Biodiversity  

 Policy CS5 – Conserving and Enhancing the Quality of the Built Environment 

 Policy CS6 – Sustainability in New Developments  

 Policy CS7 – Providing for Housing and Employment Development 

 Policy CS8 – Housing Location 

 Policy CS9 – Affordable Housing 

 Policy CS15 – Role of Local Centres 

 Policy CS16 – Managing Transport and Travel 

 Development Management Policies Document (2015) 

5.20 The Development Management Policies Document provides detailed policies, in line with the 

strategic policies of the Core Strategy, against which planning applications are determined. 

The relevant policies contained within this document include: 

 Policy DM9 – Townscape Character and Local Distinctiveness 

 Policy DM10 – Design Requirements for New Developments 

 Policy DM11 – Housing Density 

 Policy DM12 – Housing Standards 

 Policy DM13 – Building Heights 

 Policy DM19 – Development & Flood Risk 

 Policy DM22 – Housing Mix 

 Policy DM28 – Existing Retail Centres (Outside Epsom Town Centre) 

 Policy DM35 – Transport and New Development 

 Policy DM36 – Sustainable Transport for New Development 
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 Policy DM37 – Parking Standards 

 Supplementary Planning Guidance 

5.21 Epsom and Ewell has a number of supplementary planning documents which provide 

additional guidance on matters covered by Development Plan Documents. The relevant 

documents for this application are: 

 Sustainable Design SPD (2016) 

 Revised Developer Contributions (2014) 

 Parking Standards for Residential Development (2015) 

 Housing Supply 

5.22 The Kingston and North East Surrey Strategic Housing Market Assessment (SHMA) identifies 

an objectively assessed need to deliver 7,100 new homes 2015-2032 (or 418 new homes 

annually) within Epsom and Ewell. This is a significant increase above what had been 

previously planned for. The updated evidence in relation to housing need clearly indicates that 

the housing targets set within the Core Strategy are no longer up to date. 

5.23 The most recent Strategic Housing Land Availability Assessment (SHLAA) findings report, 

published June 2017, provides detail on the Council’s current fragile housing supply position. 

It confirms that the Council’s housing need as set out in the Core Strategy is out of date and 

that the Council is not able to identify sufficient land to meet its housing need in accordance 

with the NPPF. Moreover, this position is set to worsen in light of increased housing need 

within the Borough following the publication of the new standardised approach to calculating 

housing need which indicates that the Council’s housing target is set to increase further, from 

418 to 579 units per year. Overall, there is a significant shortfall of housing sites, which would 

equate to 4,381 homes across the next plan period. 

5.24 This is reflected in the MHCLG’s latest Housing Delivery Test results (2020) which 

demonstrate that in 2020 the authority only delivered 34% of its housing targets.  As a result 

of Epsom and Ewell’s significant under-delivery against the Housing Delivery Test, in 

accordance with paragraph 73 of the NPPF, an additional 20% buffer is now applied to the 

Council’s five year housing land supply requirements. 

5.25 Accordingly, Epsom and Ewell’s housing policies are out of date and no longer conform to 

national planning policy. Paragraph 11(d) of the NPPF (2019) is clear that for applications 

involving the provision of housing, in situations where the local planning authority cannot 

demonstrate a five year supply of deliverable housing sites, local planning authorities should 

apply a presumption in favour of sustainable development unless any adverse impacts of 

doing so would significantly and demonstrably outweigh the benefits, when assessed against 

the policies in the NPPF taken as a whole. Given the lack of a five year housing supply, the 

presumption in favour of sustainable development is triggered in this instance.  
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5.26 Epsom and Ewell Borough Council acknowledge this and are taking proactive steps to address 

the deficit in housing delivery. A report titled ‘Making Efficient Use of Land - Optimising Housing 

Delivery’ was taken to the Council’s Licensing and Planning Policy Committee on 8th May 

2018. The report to Members outlined that where proposals for new development and/or 

redevelopment are acceptable in principle, the opportunity should be taken to optimise housing 

supply notwithstanding current policies in existing adopted policy documents and a more 

flexible approach to housing density and building heights should be taken so that the capacity 

for future homes in the Borough can be optimised. The report sets out that this advice should 

be reflected in the future decisions of the Planning Committee. 

5.27 Epsom and Ewell’s committee report ‘Five Year Housing Supply Statement’, dated 13th 

February 2019, sets out that the borough had approximately 1 year of housing land supply. 

The statement sets out the implications of this, and encourages Members to read Paragraph 

11 of the NPPF which is clear that applications involving housing should be favourably 

determined where the local planning authority cannot demonstrate a five year supply of 

deliverable housing sites.  

 Epsom and Ewell Masterplan 

5.28 The Issues and Options Consultation in 2017 for the new Local Plan established that residents 

wanted new development to be focused within the Borough’s existing built up areas. Following 

this, the Borough commenced work on its Transformative Masterplan in February 2018 which 

will function alongside the new Local Plan and provide a supplementary planning policy 

framework that will facilitate the transformation of Epsom and Ewell until 2040. 

5.29 The Masterplan was released in September 2019. This document emphasises the fact that 

the scale of change required to meet identified housing need is very significant. Therefore all 

new development must make the most efficient use of land. 

5.30 The document sets out that the Borough will take a ‘centres, stations and corridors first’ 

approach to concentrating housing growth. Stoneleigh, along with Epsom Town Centre and 

Epsom East, all have a critical role to play in meeting the required housing need due to their 

sustainable location. In these locations, high density, residential-led mixed use schemes are 

supported. 

5.31 Paragraph 5.3.3 of the document notes that new residential growth in centres can be used to 

repair existing stock that currently degrades the overall integrity of the centre and to 

reintroduce locally distinctive characteristics through materials, scale, massing and detailing. 

5.32 In terms of densities, the document confirms that that there is potential to exceed the maximum 

building height of 12m and density guideline of 40 dwellings per hectare (dph) as noted in 

Policy DM13 above. This is due to the fact that if housing needs were met through 

developments with an average density above 60 dph, 164 hectares of land would be required. 

The Borough can only identify 46 hectares at the moment, meaning densities significantly 

higher than 60 dph are necessary to meet the required development needs. 
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6. ASSESSMENT OF THE PROPOSALS 

6.1 This section assesses the principle of development and its potential impact against the aims 

and objectives of the Development Plan. 

 Principle of Development 

 Retail 

6.2 The site sits within an area defined as a shopping parade. However, it is separated from the 

centre of Stoneleigh by the railway line which has resulted in the parade struggling for a long 

period of time, demonstrated by the number of vacant units. Units 1 and 2 (closest to the 

railway line) have been long-term vacant for roughly 10-15 years. Unit 3 is in use as a wedding 

shop but is currently for sale. Units 4-6 are in use as a takeaway, window shop and dry 

cleaners. The unit on site is currently in office use and does not make a positive contribution 

to the shopping parade, with no active frontage and is not open to visiting members of public. 

The proposals involve the loss of this unit and instead seek to maximise the residential 

development on the site. 

6.3 Policy DM28 (Existing Retail Centres (Outside Epsom Town Centre)) seeks to retain existing 

shopping frontages within these areas. Similarly, Policy CS15 sets out that proposals which 

are likely to damage or undermine the retail function of local centres or detract from their vitality 

and viability will be resisted. 

6.4 The recent changes to the Use Classes Order and the introduction of the new commercial, 

business and service class (Class E) means that retail use is now grouped into a single use 

class, along with a range of town centre uses including restaurant, office, indoor sports, 

medical and nursery uses. This means that the unit can effectively change into any of the uses 

within this new class without requiring planning permission. For instance, the  introduction of 

a use such as a nursery here (which would not require planning permission), would have 

harmful impacts upon the shopping parade by removing the active frontage and having 

significant highways impacts due to the number of drop offs and collections throughout the 

day. Given the fact that the retail function of the shopping parade can no longer be protected, 

Policies DM28 and CS15 are no longer fit for purpose.  

6.5 As the site is not within the main part of Stoneleigh town centre and is not currently in retail 

use, as well as the fact that the retail use is no longer protected by policy given the implications 

of Class E, the loss of the retail unit on the site is considered to be acceptable. The new 

development will be a high quality, attractive addition to the shopping parade which will 

contribute positively towards its vitality. 
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6.6 The proposals will make effective use of a brownfield site within a highly sustainable location 

to provide 13 new residential units which will make a valuable contribution to the urgent need 

for housing in Epsom and Ewell. The suitability of this is demonstrated by previous discussions 

with the Council and the previous application’s committee report in which the principle of 

residential development on the site has been strongly supported. Paragraph 10.13 of the 

Committee Report notes that “given the significant housing need in the borough, it is 

considered that the proposed redevelopment of this site in a sustainable location for a 

residential development is appropriate in principle”.  

6.7 Any perceived harm as a result of the loss of the retail unit, must be balanced against the 

Council’s imperative to deliver additional housing in accordance with paragraph 11 of the 

NPPF. Accordingly the ‘tilted balance’ must be taken into account and Officers must give 

express consideration to whether the adverse impacts of granting permission would 

'significantly and demonstrably' outweigh the benefits. Given Epsom’s historic undersupply of 

housing, the loss of a single retail unit (which has not been in retail use for a number of years) 

cannot be considered to significantly and demonstrably outweigh the significant benefits 

attributed to the delivery of 13 additional homes. 

 Residential Development 

6.8 The National Planning Policy Framework and the Development Plan encourage and support 

the development of new housing and seek to optimise housing potential. Policy CS1 of the 

Core Strategy states that the development and use of land should contribute positively to the 

social, economic and environmental improvements necessary to achieve sustainable 

development. Policy CS7 states that the Council will seek to ensure sufficient housing is 

provided to meet the Borough’s housing requirements. Policy DM11 (Housing Density) states 

that in principle, proposals for new housing that make the most efficient use of sites within the 

boroughs urban area will be supported in principle. 

6.9 MHCLG’s Housing Delivery Test results (2019) demonstrate that last year the authority only 

delivered 34% of its housing targets.  As a result of Epsom and Ewell’s significant under-

delivery against the Housing Delivery Test, in accordance with paragraph 73 of the NPPF, an 

additional 20% buffer is now applied to the Council’s five year housing land supply 

requirements. 

6.10 In February 2019 the Council confirmed that they cannot demonstrate a five year housing 

supply. It is understood that the current housing land supply position is approximately one 

year. For this reason the presumption in favour of sustainable development, as set out in 

Paragraph 11 of the NPPF, is triggered and applications for the provision of housing should 

be granted unless any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits.  

6.11 The NPPF paragraph 59 states that to support the Government’s objective of significantly 

boosting the supply of homes, it is important that a sufficient amount and variety of land can 

come forward where it is needed, that the needs of groups with specific housing requirements 

are addressed and that land with permission is developed without unnecessary delay. 
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6.12 The Government’s standard method for calculating the objectively assessed housing need 

identifies a housing requirement for the Borough of 579 new homes each year. In the absence 

of a five year housing land supply this has been increased to 667 under the housing delivery 

test as published in January 2021. 

6.13 Meeting any increase in the annual housing building target will be challenging. With the 

Borough being mostly comprised of existing built up areas, strategic open spaces or Green 

Belt, the supply of available development sites is now extremely limited. It is therefore 

important that available sites are optimised for housing delivery, as set out in the Epsom and 

Ewell Masterplan.  

6.14 The suitability of the site for residential development is demonstrated by the fact that it 

comprises brownfield land in a highly sustainable location next to Epsom and Ewell Station. 

This station is earmarked for Crossrail 2, which will further enhance the suitability of the site 

for residential development. At both pre-application meetings, Officers confirmed that the 

principle of a residential redevelopment of the site is acceptable and encouraged the 

optimisation of the site. Indeed, the design of the scheme has been driven by Officers’ pre-

app comments. The site will deliver 13 new high quality apartments in a highly sustainable 

location, in compliance with local and national policy objectives. This delivery of housing will 

make an important contribution to Epsom and Ewell’s housing targets and should be given 

significant weight.  

6.15 Whilst the potential of a comprehensive redevelopment of the whole parade has been 

investigated, this is simply not currently feasible given the number of freeholders and 

leaseholders with interests in the numerous properties in the parade. However, great care has 

been taken in the scheme’s design development to ensure that the proposal can be viewed 

as a template for redevelopment of the parade. It is considered that the proposals are likely to 

act as a catalyst for redevelopment of the remaining parts of the parade. Measures have been 

taken (such as no side facing windows to the east) to ensure that neighbouring plots can be 

redeveloped; further optimising residential delivery in the future.  

Unit Mix 

6.16 Policy DM22 relates to housing mix and states that new residential development proposals 

should incorporate a mix of dwelling sizes and tenures that meet identified local needs. In 

order to achieve this, it states that development proposals of four or more units should 

comprise a minimum of 25% three bedroom, or more, units. Exceptions to this approach will 

be considered where it can be demonstrated that such a mix would be inappropriate to the 

location or endanger the viability of the proposal. 

6.17 The proposed mix of units for the development is set out in the table below: 

Unit Type Number of Units % of Mix 

1 bed 8 62 
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2 bed 3 person 3 23 

2 bed 4 person 2 15 

Total 13 100 

 

6.18 The proposals will comprise a mixture of smaller units (1 and 2 bed apartments). This is 

considered acceptable in this instance, as the proposal will be marketed to appeal to young 

working professionals looking for smaller flats, who would choose to live in the centre of 

Stoneleigh for its accessibility and short commute times to central London, especially with the 

advent of Crossrail 2. The Council’s previous Committee report confirmed that a development 

consisting of 1 and 2 bed units in this location would be acceptable. 

6.19 Whilst no three bed family sized units are provided, the two bed units are suitable for small 

families.  Larger families have a general preference for 3 bedroom houses with gardens over 

flatted accommodation. Given that the majority of residential properties on this side of the 

Stoneleigh Station are 3 bedroom or larger dwellings houses, the proposed development of 

smaller residential units will make a positive contribution to ensuring that the local area has an 

appropriate mix of housing to meet existing and future household needs. This accords with 

the aims of Policy DM21 (Meeting Local Housing Needs). 

6.20 Overall, the mix of units is considered appropriate for the site given its location in the centre of 

Stoneleigh and next to a railway station. This complies with Policy DM22, as smaller flats will 

be much better suited to the site’s central location.  

 Affordable Housing 

6.21 Policy CS9 requires the provision of affordable housing and aims to meet a target of 35% of 

new homes being affordable, delivering a minimum of 950 affordable homes in the period 2007 

to 2022. In the case of residential developments proposing 5-14 or more dwellings, it requires 

at least 20% of them to be affordable, and its Revised Developer Contributions SPD sets out 

how a financial contribution may be made in lieu of on-site provision. 

6.22 A Viability Assessment has been prepared by Affordable Housing 106 which reviews the 

scheme’s viability against planning policy requirements. 

 Scale, Height and Density 
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6.23 Policy DM11 sets out that the Council will, in principle, support proposals for new housing that 

make the most efficient use of development sites located within the Borough’s existing urban 

areas. The policy states that the density of new housing should generally not exceed 40 

dwellings per hectare. Exceptions to this approach are considered when the development site 

has been identified in the Site Allocations Policies Document as being appropriate for higher 

density; or it can be demonstrated that the site enjoys good access to services, facilities and 

amenities via existing public transport, walking and cycling networks; and the surrounding 

townscape has sufficient capacity to accommodate developments of higher density. Policy 

DM13 sets out the Council’s maximum heights for new developments. It states that buildings 

higher than 12m will be inappropriate in all areas of the Borough except the identified areas 

within the Epsom Town Centre Boundary.  

6.24 Whilst the scheme exceeds the density and height set out in these policies, it is clear from the 

Epsom and Ewell Masterplan and Housing Delivery Action Plan that higher density 

developments are key to delivering the housing needed in the borough. Stoneleigh is identified 

in the document as an area suitable for accommodating higher densities due to its sustainable 

location, with a number of services, facilities and a mainline train station. The site is located in 

a particularly sustainable location in the centre of Stoneleigh, around 50 metres from the train 

station and also within close proximity of various bus stops and amenities.  

6.25 The suitability of the site for a higher density scheme is further emphasised by Epsom and 

Ewell’s report ‘Making Efficient Use of Land – Optimising Housing Delivery’ which states that 

the national and local context in relation to housing need and housing land supply require the 

development potential of sites be optimised. This is a material planning consideration. It states 

that where proposals for new development and/or redevelopment are acceptable in principle 

the opportunity should be taken to optimise housing supply, requiring a more flexible approach 

to housing density and building heights so that the capacity for future homes in the Borough 

can be optimised. 

6.26 The first reason for refusal of the previous application on the site concerns the height and 

scale of the proposals which were considered to be dominant and incongruous. The 

Committee Report notes that this would be contextually inappropriate for the area and the 

harm would outweigh any public benefits arising from the housing need. However, the report 

is clear that the overall design approach was considered acceptable, but that it was the scale 

and height of the proposals which were considered unacceptable.  

6.27 To overcome this, the height and scale of the proposals have been reduced significantly from 

the previously submitted scheme. The development now rises to a maximum of four storeys, 

which is not significantly taller than the neighbouring property. The fourth floor will be set back 

which will soften the massing of the proposals. This will ensure that the development has a 

comfortable relationship with its neighbours, whilst also making effective use of this corner 

site, as required by Policy CS5. The increase in height by a storey compared to the rest of the 

parade is considered appropriate given its corner location, where established urban design 

principles direct taller or more prominent buildings which add visual interest to the streetscape. 
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6.28 As illustrated in the visuals within HWO’s Design and Access Statement, the proposals will 

introduce a high quality building to the site which will make a positive contribution of the 

shopping parade. This is entirely in accordance with Policies DM9 (Townscape Character and 

Local Distinctiveness) and DM10 (Design Requirements for New Development) which seek to 

secure high quality design and the enhancement of the townscape, particularly those areas 

with poorer environmental quality and where the character has been eroded or needs 

improving.  

6.29 Further detail on the design evolution of the current proposals is presented in the 

accompanying Pre-Application Statement prepared by HWO. 

 Design, Character and Heritage 

6.30 Policy DM9 states 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. This policy states that planning permission 

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

character and appearance. Policy DM10 states that development proposals will be required to 

incorporate principles of good design. It states that the character and local distinctiveness of 

a street or area should be respected, maintained or enhanced. This is echoed in Policy CS5 

which sets out that developments should create attractive, functional and safe environments; 

reinforce local distinctiveness; and make efficient use of land.  This policy also seeks to protect 

and enhance the Borough’s heritage assets and their settings. 

6.31 The site sits at the end of a commercial parade which is of no particular architectural merit. 

The parade is quite tired, is not well maintained and lacks activity. It currently makes a poor 

contribution to the character of the area. The site’s corner position and proximity to Stoneleigh 

Station provides the opportunity to create a landmark building to improve the local character. 

It also provides the opportunity to create an impressive design to set a precedent for further 

development in the area.  

6.32 Following concern about the design of the previous proposals, the height of the proposed 

building had been significantly reduced, responding to residents’ and officers’ concerns. The 

key objectives have been to create a visually interesting building which integrates successfully 

with the surrounding context and sets a precedent for future development along Station 

Approach. The form of the building is complex with various setbacks and stepping of the 

height. This adds visual interest and also successfully breaks up the massing of the building. 

In terms of materiality, the palette is relatively simple, predominantly comprising brick to ensure 

that it integrates well with the surroundings, including the brick church opposite. The proposed 

zinc clad top storey clearly terminates the building, whilst providing a reference point to the 

different materials used on the roofs of surrounding properties. 
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6.33 Overall, the proposal will create a visually rich and interesting new building which fully utilises 

the potential for residential delivery on site and acts as a catalyst for future development along 

Station Approach. There will be no windows on the north east elevation which will ensure that 

the proposals do not prejudice the development potential for similar proposals on neighbouring 

plots, in accordance with Policy DM10.  

6.34 A Heritage and Townscape Assessment has been prepared by Bidwells which finds that the 

proposed high-quality development is respectful of the existing hierarchies and character 

identified within the streetscape, while acknowledging the corner location of the site. The 

assessment finds that the confident piece of contemporary architecture will reflect the 

importance of Station Approach as an axial route though the local townscape. The proposals 

are found to be a sympathetic addition, drawing inspiration from the mid twentieth century 

aesthetics of the site, and developed to sit comfortably within the surroundings, retaining the 

focal character of streetscape as well as existing views of St John’s Church. 

6.35 In terms of the impact on the Grade II listed Station Public House, the Heritage and Townscape 

Assessment finds that the additional height will not impact upon any views of importance from 

the identified heritage asset or appreciably change the overriding character of its setting. The 

resultant impact of the proposals to the significance and setting of the heritage asset are 

therefore considered to be neutral.  

6.36 The Heritage and Townscape Assessment concludes that the proposals have been found to 

overwhelmingly constitute a minor beneficial impact to the existing townscape character. 

 Standard of Accommodation 

 Layout and Size 

6.37 Policy DM12 sets out the Council’s housing standards and requires developments to comply 

with internal space standards. It emphasises the provision of sufficient living space within new 

homes as being an important element of good housing design and a prerequisite for basic 

living. All new housing development is expected to comply with the Nationally Described 

Space Standards. Policy DM10 sets out design requirements for new developments including 

that they should have regard to the amenities of occupiers with regards to privacy, outlook, 

sunlight/daylight, and noise and disturbance. 

6.38 The table below demonstrates that each of the flats will meet the Nationally Described Space 

Standards. Many of the units exceed the standards, demonstrating the high standard of 

accommodation which will be provided.  

Unit Size Nationally Described Space 

Standards (sqm) 

Unit Size Ranges (sqm) 

1 bed 2 person 50 50 – 52.0 

2 bed 3 person 61 61.0 
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2 bed 4 person 70 79.6–80.1  

 

6.39 The layout and orientation of the units has been carefully considered to ensure that 77% of 

the flats are dual aspect. Each unit will include an open plan living area; the majority of which 

will open out onto the private terraces.  

 Amenity Space 

6.40 Policy DM12 requires a minimum of 5 square metres of private outdoor space for 1-2 person 

flats, with an additional 1 square metre for each additional occupant. The policy specifies that 

amenity space for all new dwellings should meet certain criteria, including being private, 

usable, functional, safe and bio-diverse; easily accessible from living areas; orientated to take 

account of the need for sunlight and shading; of a sufficient size to meet the needs of the likely 

number of occupiers; and provide for the needs of families with young children if he 

accommodation is likely to be occupied by such. Terraces have been incorporated into the 

design to ensure that each flat will have access to private amenity space. 

 Amenity of Neighbouring Occupiers 

6.41 Policy DM10 specifies that new developments should have regard to the amenities of 

neighbours with regards to privacy, outlook, sunlight/daylight, and noise and disturbance. The 

properties surrounding the site include 6 Station Approach, 98 Stoneleigh Park Road, 73 

Stoneleigh Park Road and 2 Newbury Gardens.  

6.42 A Daylight and Sunlight Report has been prepared by XCO2. The report finds that the 

daylighting levels of each of the 13 affected windows of surrounding properties is found to be 

acceptable. 

6.43 In terms of sunlight, a total of 20 windows from surrounding buildings were assessed for 

sunlight access. This found that all 20 windows satisfied the BRE criteria for annual probable 

sunlight hours and winter probable sunlight hours.  

6.44 In terms of overshadowing, a solar access analysis was undertaken for the 3 amenity spaces 

within close proximity of the site. This found that the amenity space is predicted to have a 

minimum of 2 hours of sunlight over at least 50% of the assessed amenity space, in 

accordance with the BRE requirements. In summary, the Daylight, Sunlight and 

Overshadowing Report finds that there will not be a significant impact on surrounding 

properties arising from the proposed development. 

 Transport and Servicing 
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 Car Parking 

6.45 Policy CS16 states that encouragement will be given to development proposals which facilitate 

a shift of emphasis to non-car modes as a means of access to services and facilities. It also 

seeks to ensure that vehicular traffic generated does not create new, or exacerbate existing, 

on street parking problems. Policy DM37 states that developments will have to demonstrate 

that they provide an appropriate level of parking to avoid an unacceptable impact on on-street 

parking conditions and local traffic conditions. Policy DM35 states that all planning applications 

for major developments should be accompanied by a Transport Assessment. 

6.46 The proposed development is car free. The site is located next to Stoneleigh Station and is 

likely to appeal to young professionals who are less likely to own a car. Furthermore, the site 

is located in the centre of Stoneleigh, providing access to a number of shops and services 

within walking distance which again reduces the need for a car.  

6.47 A Transport Statement has been produced by Motion. This sets out that the site is located 

close to a good network of public transport links and is integrated into the local pedestrian and 

cycling infrastructure. It is therefore considered that the proposed development is well located 

to encourage people to travel to the application site by means other than private car. Whilst 

the car free development does not meet the standards set out in the Council’s ‘Parking 

Standards for Residential Development’ SPD and Surrey County Council’s ‘Vehicle and Cycle 

Parking Guidance’ (both 1 space per unit), both state that provision below the standards will 

need to prove that there will not be an adverse impact on availability of on-street parking or on 

road safety.  

6.48 The Transport Statement is supported by a Parking Survey which finds that parking on the 

surrounding road network is largely controlled for the majority of the week. Surveys were 

undertaken overnight on 20th and 21st November 2018 which identify that the existing night 

time on-street parking occupancy is in the range of 5.3-6.6% capacity, indicating that very few 

residents park on-street overnight. A further survey was undertaken on Saturday 17th 

November 2018 to ascertain the level of parking available to residents during the weekend 

daytime at midday. This found that parking demand is higher than on a weekday, but does not 

exceed 50%.  

6.49 During the assessment of the application, a number of neighbouring residents expressed 

about the accuracy of the parking survey on 17th November unintentionally occurred at the 

same time as strike action took place on the South Western Railway network. Whilst this did 

not actually result in any cancellation of rail services through Stoneleigh station, for 

robustness, a revised Saturday survey was commissioned and took place on Saturday 14th 

March 2020 at 12:00 hours. 

6.50 This revised Saturday survey undertaken actually shows a lower parking demand on all roads 

,with an average 34.2% level of parking stress. This suggests that irrespective of local 

conditions, demand for parking to the west of the railway station is low on a weekend. 
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6.51 Therefore, there is significant spare capacity on the surrounding road network to 

accommodate any parking demand arising from the proposals and almost all demand can be 

met on Station Approach overnight. The report finds that the proposals will not adversely affect 

the local area in terms of availability of on-street parking and road safety. 

6.52 The Transport Statement finds that the proposals accord with national and local transport 

related policies and can be accommodated without detriment to the safety or operating 

capacity of the local highway network. As such, it is considered that there is no reason why 

the proposal should be resisted on traffic or transportation grounds.  

6.53 Policy DM26 seeks to secure sustainable transport patterns and usage across the Borough 

and requires all major new development to develop and implement a proportionate, robust and 

effective Travel Plan. A Travel Plan has been prepared by Motion to support the car free 

scheme. The Travel Plan seeks to ensure accessibility to and from the development through 

on-site cycle parking and a travel information notice board. Upon occupation, a travel 

information pack will be supplied to the occupants of the development. 

 Cycle Parking 

6.54 Policy DM26 seeks to prioritise the needs of cyclists and pedestrians and requires new 

development to provide on-site facilities for cyclists as appropriate. Surrey County Council’s 

‘Vehicle and Cycle Parking Guidance’ suggests 1 cycle space per unit for 1 and 2 bed flats. A 

secure, covered bike store will be located at ground floor level, accessed via the main 

residential lobby. This store will meet the cycle parking requirements.  

 Refuse 

6.55 A dedicated and discreet bin store will be located at ground floor level within the main building, 

accessed via Stoneleigh Park Road. This will provide sufficient space for waste and recycling. 

 Sustainability 

6.56 Policy CS6 sets out that proposals for development should result in a sustainable environment 

and reduce, or have a neutral impact upon, pollution and climate change. In order to conserve 

natural resources, minimise waste and encourage recycling, the Council will ensure that new 

development minimises the use of energy; minimises the emission of pollutants; has no 

adverse impacts on water quality and helps to reduce potential water consumption; avoids 

increasing the risk of flooding; minimises the energy requirements of construction; encourages 

the use of renewable energy; and incorporates waste management processes. 
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6.57 A Sustainability Statement has been prepared by XCO2 which provides details of the 

sustainability strategy and measures which will be implemented. This includes a high efficiency 

building fabric and building services systems which will meet part L Building Regulation 

requirements, energy efficient lighting; measures to reduce water consumption to less than 

110 litres per person per day; a Resource Management Plan to minimise the impact of 

construction waste on the environment; insulation materials with a low Global Warming 

Potential; sound insulation; a reduction in impermeable areas; and a Cooling Hierarchy. Full 

details of the relevant policies and measures are provided in the Sustainability Statement. The 

report concludes that the sustainability strategy is likely to exceed the planning policy 

sustainability requirements.  

 Flood Risk 

6.58 Policy CS6 seeks to create a sustainable environment and requires, amongst other things, 

proposals to minimise off-site water discharge by methods such as sustainable urban 

drainage, as well as avoiding increasing the risk of flooding. Further guidance is provided in 

Policy DM19 which requires development to reduce the volume and rate of surface water run-

off through the incorporation of appropriately designed Sustainable Drainage Systems at a 

level appropriate to the scale and type of development. 

6.59 A SUDS Strategy has been prepared by XCO2. The proposed strategy involves a 17.5 cubic 

metre below ground attenuation tank, located below the proposed entrance lobby of the 

residential element. This will discharge to the existing Thames Water surface water drain along 

Stoneleigh Park Road. This SUDS strategy will minimise the burden on the existing mains 

networks and will meet the required capacity to accommodate the associated one in 100-year 

storm event plus climate change (40%) scenario. Full of details of this are set out in the SUDS 

Strategy.  

 Ecology 

6.60 Policy CS3 seeks to ensure that development that it detrimental to the Borough’s biodiversity 

will be minimised and adequate mitigation measures should be provided. It also sets out that 

where possible, new development should contribute positively towards the Borough’s 

biodiversity. 

6.61 An Ecological Assessment has been prepared by Ecology Solutions which sets out the details 

of the Phase 1 habitat survey which was undertaken in February 2019. This sets out that there 

are no statutory designations of nature conservation value within or immediately adjacent to 

the site. The site contains no habitats of intrinsic ecological value and there was found to be 

no evidence of any roosting bats, badgers, hedgehogs, birds, reptiles, amphibians or 

invertebrates. A bat emergence survey was undertaken in July 2019 which recorded no 

evidence of roosting bats. Overall, the report finds that the site does not possess significant 

ecological interest, being comprised almost entirely of buildings and hardstanding. 



  Planning Statement | Station Approach 

 

 
 

6.62 Mitigation and enhancement measures have been recommended to offset any potential 

adverse impacts of the development and deliver biodiversity improvements to meet national 

and local biodiversity priorities.  
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7. CONCLUSION 

7.1 The proposals have evolved significantly since the previous application on the site and now 

successfully balance the competing objectives of maximising the residential development of 

the site, which is particularly important given the boroughs severe housing need, with the need 

to integrate harmoniously with the remainder of the shopping terrace and the character of the 

surrounding area. 

7.2 The aim remains to optimise the site in accordance with Chapter 11 of the NPPF ‘Making 

effective use of land’ and the Epsom and Ewell Masterplan, but the building has been carefully 

designed to ensure that it integrates well into the surrounding context and respects the 

neighbouring properties. 

7.3 The height and scale of the proposals have been reduced significantly from the initially 

submitted scheme. The development now rises to a maximum of four storeys, which is not 

significantly taller than the neighbouring property. The fourth floor will be set back which will 

soften the massing of the proposals. This will ensure that the development has a comfortable 

relationship with its neighbours, whilst also making effective use of this corner site, as required 

by Policy CS5 

7.4 13 flats are proposed which will deliver desperately needed housing within Epsom and Ewell. 

Given that Epson and Ewell is currently unable to demonstrate a five year housing land  supply, 

the presumption in favour of sustainable development is triggered. Therefore, any adverse 

impacts of granting permission would have to significantly and demonstrably outweigh the 

scheme’s benefits for planning permission to be refused. 

7.5 Each of the flats will meet the internal space standards, will have access to private terraces 

and will be dual aspect, demonstrating the high standard of accommodation which will be 

provided. 

7.6 The 13 high quality flats will be delivered in a highly sustainable location in the centre of 

Stoneleigh and next to the train station. Stoneleigh Station has been earmarked for Crossrail 

2, which will bring growth to the area. The proposals are likely to act as a catalyst for the area. 

The design, scale and massing successfully sets a precedent for future development, whilst 

careful design of the proposals ensures that they will encourage rather than stymie the future 

development of the commercial parade.   

7.7 The building has been designed to ensure there are no adverse impacts on neighbouring 

properties. This is through careful consideration of window positions which prevent overlooking 

and various steps to the height and setbacks to the facades to break up the mass of the 

proposals, ensuring that the building integrates well with the neighbouring properties. It has 

also been demonstrated that there will be no impacts upon the surrounding heritage assets.  
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7.8 The proposals have been fully assessed in regards to national, regional and local planning 

policies. For the reasons set out in the statement, the proposals are considered to be compliant 

with these policies and it is therefore respectfully requested that this application is approved 

without delay.  
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