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GUILD LIVING EPSOM - SCHEME AUDIT



INTRODUCTION & SCOPE

This audit examines the most recent application for Guild Living at Epsom which has been amended fol- STRUCTURE
lowing the refusal of planning permission for application P20/19/01722/FUL against the specific reasons
for refusal as stated in the planning refusal notice dated 23rd November 2020. Following a brief introduction this Audit is split into the following four sections before concluding with

an overall summary;

From an analysis of the (previous) reasons for refusal, we consider the key townscape and urban design
issues this audit should consider are:

1. The height, mass, scale and design of the proposed buildings harming the character and appear- Lo INTROIPEAC THOIN &5 B CHARSES

ance of the area (reason for refusal 1 - failing to comply with Policy CS5 of the Core Strategy (2007),
Policies DM9, DM10 and DM11 of the Development Management Policies Document (2015) and para-
graphs 122 and 127 of the NPPF (2019).

2. BASELINE CHARACTER & TOWNSCAPE

2. How successful the landscape proposals to the site edge are in regards to mitigating the ‘hardness’
of the proposed response (reason for refusal 2) where the scheme presents an over-developed and
hard edge to the appearance to the development, which would cause harm to the character and
appearance of the area. Causing harm to the character and appearance of the area fails to comply
with Policy DM5 of the Development Management Policies Document (2015) and the NPPF (2019).

3. SCALE & MASS

3. How the proposed development responds to the acceptable amenity for the occupiers of 40/46

4. FRONTAGE
Woodcote Green Road (reason for refusal 3) by means of overbearing, loss of privacy and loss of
outlook, failing to comply with Policy DM10 of the Development Management Policies Document
(2015).
APPLICATION MATERIAL > AMENITY
Accompanying the application is a thorough Design and Access Statement that sets out scheme amends
and approaches to amenity and massing as well as a Heritage Townscape Impact Assessment which
6. SUMMARY

identifies the impact of the scheme on heritage assets in the area.




KEY DESIGN CHANGES
SINCE P20/19/01722/FUL

3.4.3 Height - Comparison

HEIGHT AND MASSING CHANGES

« Overall building heights revised by 6m on largest elements to ensure the
revised proposal is below the height of the hospital building.

« Height of proposed building facing Woodcote Green Road revised and set
back to protect against impact on local character, townscape and amenity.

BUILDING SITING & LANDSCAPING meters HOSPITAL BUILDING (WELLS) BOILERHOUSE CHIMNEY  pPREVIOUS PROPOSED PREVIOUS  PROPOSED

CHANGES el

25M

- Additional building set backs to Woodcote Green Road boundary, now
aligned with adjacent no.40 and neighbours to eastern boundary.
- Additional and improved landscape screening/buffer and tree planting to-

3.1.2 Ground Floor

« Massing set back on Woodcote Green Road.

wards Woodcote Green Road and western boundary. et e
« Enhanced ecological and pedestrian connection though site with additional Building A setback alignment
i with no.40 Woodcote Green
public realm. Foad

NHS Day Surgery Unit

- Additional and improved landscape screening/buffer to sensory garden roof
edge.

NHS Staff Car Park

DESIGN AND APPEARANCE CHANGES

« Revised building heights to align with hospital and reduce impact to neigh-
bouring properties.

« Changes to proposed material palette to enhance response to local context 113 proposeo warure sew-warure
and townscape.

’
HIGHWAYS CHANGES SR momeameme
« 156 Car Parking Spaces, compliant with SCC guidelines
« 132 Stacker Parking System [SPS] operated by concierge/valet, all spaces are
blue badge compliant.
« EV charging provided to 40% of parking spaces. .
- Car Cubs are provided for the revised scheme (Two serving the development e e TEe WESTERN BOUNOAY gggﬂﬁﬁéﬁ;;ﬁgf& UNEOF EXSTNG BULONG  LIE O DUSTNG BULONG
and one for general public).

SCREENING
« Provision of minibus to reduce reliance on car use.

STEPPED FACADE TO IMPROVE
CORNER ARTICULATION

Woodcote Millennium Green

Proposed roof plan

Comparative plans can be seen on the following pages with section/elevations
later in the document.
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CHALK LANE CONSERVATION
AREA ASSESSMENT

The Chalk Lane Conservation Area lies to the east of the site. It
is regarded as one of Borough’s most important conservation
areas due to:

« The relatively high number of Grade II* listed buildings.

+ Its semi-rural setting with the Epsom Downs which gently
rises to the east and south, and provides a sense of rurality,
otherwise unusual for Epsom.

» Avariety of building types, including polite, grand residenc-
es set within private grounds and parkland (and with service
buildings such as stables which attest to the areas link with
horse racing) and modest vernacular cottages.

« High, red brick walls that also contribute to the character
and appearance.

« Many of the buildings relating to the development of Epsom
as a Spa Town from the 17th century onwards and the fa-
mous Epsom Race Course.

The HTVIA states that the significance of the Chalk Lane Con-
servation Area is primarily derived from the historic and archi-
tectural group value of the historic properties within the area,
the morphology of the settlement which largely relates to ribbon
development along the roads and its semi-rural setting to the
south and east.

Given the limited inter-visibility with the study site the HTIA con-
siders that the site makes a no contribution to the significance
of the conservation area and no contribution to its character and
appearance.
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CHARACTER AREA PLAN
- AS PER EPSOM & EWELL
ENVIRONMENTAL CHARACTER
ASSESSMENT 2008.



RECOMMENDATIONS FROM
ENVIRONMENTAL CHARACTER
STUDY

The Study has identified a range of issues which have or
could undermine local character in the immediate context of
the site to be parking pressure and infill and backland devel-
opment.

Recommendations include:

To promote local distinctiveness throughout the urban
area and protect or enhance townscape character.

To require a high standard of design in all locations.

In areas of lower sensitivity development should on en-
hance the townscape of the area - different layouts, scale
and massing may be appropriate in an area if clear bene-
fits in terms of townscape character can be delivered.

In areas of mixed character such as 35 the Council should
encourage development which reinforces the higher
quality elements of the area and contributes towards
creating character and local distinctiveness.

Areas with higher sensitivity such as 37 should be pro-
tected, preserved and enhanced.

MOVEMENT & OPEN
SPACE PLAN



WOODCOTE GREEN ROAD
CHARACTER

The character of Woodcote Green Road itself is formed by
the coming together of the character areas described above
of varying value and sensitivity. Whilst the site is within area
35E the perception of change will also be experienced from
adjacent character areas. Aside from the views from individu-
al properties, most change will be perceived by people using
the street and public space itself and therefore it is important
to understand what role the site plays when moving through
the area.

In line with character area 35 the hospital buildings function
as a general anomaly within the overall pattern of residen-
tial uses here however they also have a landmark presence
which reacts and frames the widening of the landscape at
Millennium Green to create a focal space with taller buildings
defining the wider public space at this point.

The existing landscape elements along this stretch of street-
scape dominate and unify the differing character elements
and create an attractive cohesive space on the southern
edge of Epsom. The boundary of the Woodcote Estate, and
surroundings to Woodcote House merge with the Woodcote
Millennium Green to line and frame the southern side of the
road.

LYNCHIAN ANALYSIS
PLAN o






WOODCOTE GREEN
CHARACTER PLAN

VIEW WALKING FROM THE
NORTH TOWARDS THE SITE
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REASON FOR REFUSAL 1.

1. The proposed development by reason of its height, mass, scale
and design would adversely impact and harm the character and
appearance of the area (including the built environment and
landscape setting), failing to comply with Policy CS5 of the Core
Strategy (2007), Policies DM9, DM10 and DM11 of the Development
Management Policies Document (2015) and paragraphs 122 and 127
of the NPPF (2019).

B. SCALE & MASS

The impact of scale and massing on the character and appearance of the area should be
considered in its impact on 1) the immediate street character around Woodcote Green
Road as discussed in section 2 which relates directly to the frontage area, and 2) the wider
townscape including character area 36 and 37 and the massing of the scheme as a whole.
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SCALE

The existing site represents a transition between the residential context around Woodcote Green Road,
and the Hospital site itself, focused around Dorking Road.

The Refused Scheme represented a significant increase to heights within the hospital site, with the rear
wing of the development being of a similar height to the very highest recessed parts of the hospital
building.

The principle of height increase is to elevate within the central areas of the site away from the adjacent
residential areas.

The amended scheme is in keeping with the appropriate scale of the majority of the hospital buildings
whilst stepping down to Woodcote Green Road and Didgens Rise.




AMENDED HEIGHT IN RELATION TO WOODCOTE GREEN ROAD & HOSPITAL
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« Areduction in height of 6m on the taller elements of the scheme.
« Areduction of around 5m to the frontage of Block A and 3m to the frontage of Block B.

+91.850 PREVIOUS APP.

6.28M

N
7N

26.55M

« Block Ais still higher than Woodcote Lodge however the built form is set away from no 40 and is not as wide.
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