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1 Introduction  
 

1.1 This document has been produced following the Examination Hearings for the Epsom 

and Ewell Local Plan 2022-2040 held at the end of 2025. It includes additional work 

requested by the Examiner during the Hearings with regards to the Green Belt Topic 

Paper (Document Reference TP02) that the Council prepared to support the 

Consultation on the Proposed Submission Local Plan (Regulation 19). 

1.2 The Green Belt Topic Paper (Document Reference TP02) comprised of four sections, 

Section 2 considered the policy and legal context for the alteration of Green Belt 

boundaries at Plan making; Section 3 set out the case for exceptional circumstances on 

a strategic level having regard to the first 3 matters of the Calverton Case and Section 

4 considered the exceptional circumstances on a site specific level, specifically having 

regard to the last two matters of the Calverton Case tests iv and v. these are as follows: 

iv. the nature and extent of harm to this Green Belt (or those parts of it which would be 

lost if the boundaries were reviewed); and,  

v. the extent to which the consequent impacts on the purposes of the Green Belt may 

be ameliorated or reduced to the lowest reasonable practicable extent. 

1.3 During the Examination Hearing on Matter 4 Green Belt held on 1 October 2025, the 

Examiner identified shortcomings in part of the Green Belt Topic Paper (Document 

Reference TP02) and outlined the need to undertake further work on Section 4 which 

comprised of site assessments of individual Green Belt sites and whether exceptional 

circumstances existed for making alterations to the Green Belt boundaries. 

1.4 During the Hearing Session the Council agreed that updates to the topic paper could be 

undertaken to address the Inspector’s concerns in relation to Section 4. In addition, it 

was agreed that the Council should provide additional information to demonstrate how 

paragraph 147 of the NPPF (Dec 2023) has been satisfied:  

‘Where it has been concluded that it is necessary to release Green Belt land 

for development, plans should give first consideration to land which has been 

previously-developed and/or is well-served by public transport...’  

 

1.5 The Council committed to prepare a Hearing Action Note for consideration by the 

Inspector to set out the scope of the additional work to be undertaken. The  Post Hearing 

Action Green Belt Topic Paper (Document Reference HD4_1) was prepared by the 

Council and subsequently approved for publication by the Inspector as part of the 

Examination Library.  

 

https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/TP02.%20Green%20Belt%20Topic%20Paper%20-%20Exceptional%20Circumstances.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/TP02.%20Green%20Belt%20Topic%20Paper%20-%20Exceptional%20Circumstances.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/TP02.%20Green%20Belt%20Topic%20Paper%20-%20Exceptional%20Circumstances.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/HD4_1%20Post%20Hearing%20Action%20-%20Green%20Belt%20Topic%20Paper.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/HD4_1%20Post%20Hearing%20Action%20-%20Green%20Belt%20Topic%20Paper.pdf
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1.6 This paper delivers what is set out in the Post Hearing Action Note, which can be 

summarised as: 

• revisiting Section 4 of TP02 in relation to the site appraisals relating to all the 

Green Belt LAA (Land Availability Assessment) sites and review them against 

the Calverton Tests only and consistently.   

• identify whether any of the site is previously developed or not (or is in part). 

• details of how each site scored in the Transport Assessment (Document 

reference IS06) carried out at Regulation 18 stage and additional information on 

the proximity of the site to public transport including the nearest train stations 

and bus stops.  

1.7 This update document has been prepared in conformity with Document Reference 

HD4_1 and has assessed 28 Green Belt LAA sites and 7 sites designated as Major 

Developed Sites in the Green Belt in the Epsom and Ewell Core Strategy (2007). 

Chapter 2 of this document contains the individual site assessments which include: 

• an assessment against the Calverton Tests,  

• identify whether any of the site contains previously developed land, and 

• identifying whether sites are well served by public transport. 

 

Methodology  

1.8 This paper is ‘policy off’ and solely focuses on the harm and potential mitigation of the 

purposes of the green belt and does not factor in other constraints that may apply to the 

sites. 

1.9 The Calverton Case refers to a legal case on the matter of assessing ‘exceptional 

circumstances’ through plan making (Calverton Parish Council v Greater Nottingham 

Councils [2015] EWHC 1078). This sets out that the planning judgements involved in 

the consideration of exceptional circumstances to justify the release of Green Belt land 

for development. This sets out that 5 matters that should be considered, with matters 1-

3 best considered at a strategic level and matters 4 and 5 on a site-by-site basis.  

1.10 In Chapter 2 of this paper, each of the Green Belt sites have been assessed against 

matters 4 and 5 set out in the Calverton judgement: 

 

iv. the nature and extent of harm to this Green Belt (or those parts of it which 

would be lost if the boundaries were reviewed); and,  

 

v. the extent to which the consequent impacts on the purposes of the Green 

Belt may be ameliorated or reduced to the lowest reasonable practicable 

extent. 

https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
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1.11 The assessments relate to the three (of the five) purposes defined in Paragraph 143 of 

the NPPF December 2023: 

a. To check the unrestricted sprawl of large built up areas. 

b. To prevent neighbouring towns merging into one another.  

c. To assist in safeguarding the countryside from encroachment  

This is consistent with the Green Belt Study Update 2024 (Document Reference GB01) 

which assesses and scores 53 Green Belt Parcels against the purposes of the Green 

Belt.  

1.12 Each site has been assessed to determine whether there is Previously Developed Land 

present This has been identified via desktop review using GIS mapping and aerial 

photography and informed by previous site visits.  

1.13 Each site has been assessed for its accessibility to Public Transport  This includes data 

on how well served the sites are by public transport utilising the outputs of the Transport 

Assessment (Document reference IS06) carried out at Regulation 18 stage which 

provides an accessibility score for each site. In addition, information on the proximity of 

the site to public transport including the nearest train stations and bus stops (including 

information on services) is provided.  

1.14  Chapter 3 provides a summary of the conclusions for each of the sites assessed.  

 

https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/GB01%20Final%20Green%20Belt%20Study%20Update%20Nov%2024_Copy.pdf
https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f






1 West Park (Major Developed Site) 
 

Site Location Plan 

 

 
Site Boundary 

 

 
 

 Area: 25.6 ha Previously Developed Land or greenfield land 
Building 11.16% General surface 38% Natural Environment 41.43, Road/Path/track 
9.42% 

Relevant Green Belt parcel 
 
The site sits within Green Belt parcel 20 which scores the following for Purpose 1-3  

Parcel ID Site Description Purpose score 1 Purpose score 2 Purpose score 3 Overall Score 

P20 

Land at and 
immediately 
surrounding West Park 
former hospital site 

1 0 1 2 

Purposes of Green Belt  
1) to check the unrestricted sprawl of large built-up areas;  
2) to prevent neighbouring towns merging into one 
another;  
3) to assist in safeguarding the countryside from 
encroachment 

Scores 
0 Parcel does not perform against the purpose 
1 Parcel is lower performing 
2 Parcel is moderately performing 
3 Parcel is higher performing 

 

 

 
 



1 West Park (Major Developed Site) 
Accessibility  
 
Reg 18 Transport Assessment 
The whole area was not assessed as part of the TA 
however sites to the north and south were assessed 
separately scoring 8.5 (north) and 11 (south) against 
the multi-criteria analysis. These are low scoring  
relative to all other PDL/GB sites (highest score 25.5), 
ranking 254 and 249 out of 256 respectively 
In the context of GB sites the sites are low scoring 
 

Well served by public transport? 
 
Nearest Train Station: Epsom Town 1.5 miles (33 
mins walk)  
 
Nearest Bus stops and routes:  
At Sherwood Way E10 located centrally within site 
 
E10  Manor Park to Epsom Station Daily (reduced 
service Sundays) 
06.30-23.20 every 30 mins 
 
 
 

 

 
Aerial Photo 

Site description  
West Park is a former hospital site which has been largely redeveloped into a residential estate. There are buildings to the north and south which remain in NHS use, some of 
these have become vacant and surplus to requirements and are being proposed for redevelopment (Ref HOR005, HOR006 and HOR008). The residential estate is suburban 
in character and well landscaped, including significant areas of tree coverage particularly on the edges, many of the trees are covered by TPOs. Approximately 60% of the 
land is previously developed, comprising residential houses and flats/appartments and property boundaries and roads and hard surfaces.  
The southern horse shoe of the site is a large conservation area comprising a number of locally listed buildings. A statutory listed water tower is located at the centre of the 
site.  
The NE boundary runs adjacent to the boundary of Horton Country Park (SNCI), the SW runs adjacent to Christ Church Road where Epsom Common (SSSI) runs alongside. 
The NE and SE consist of public rights of way. 
 
What is the nature and extent of the harm to the Green Belt in this location if the site is developed? (Calverton (iv)) 
The site sits within GB parcel 20 which scores low against purposes of the GB in terms of sprawl and safeguarding the countryside from encroachment and is not considered 
to make any contribution towards neighbouring towns from merging. The overall score for the GB parcel is low (2). 
In terms of sprawl, the area is already a developed residential estate and therefore makes very little contribution in this regard. Therefore further development within the site 
would have minimal harm.  
In terms of merging, the area makes no contribution in this regard, therefore any additional development within the area would have little to no harm to the GB purpose. 

In terms of assisting in the safeguarding of encroachment of the countryside, the area is previously developed, therefore additional development within the area would 
have little contribution to the impact on the open character of the countryside. 



1 West Park (Major Developed Site) 
Defensible Boundaries: The former hospital clusters have been redeveloped into housing estates that currently remain washed over by the Green Belt.  The area is 
predominantly previously developed within a parkland setting and has clear boundaries. The NE boundary runs adjacent to the boundary of Horton Country Park (SNCI), the 
SW runs adjacent to Christ Church Road where Epsom Common (SSSI) runs alongside. The NE and SE boundary abut public rights of way. The proposed area for removal 
tightly follows the built-up limits of the parcel. 

To what extent can the consequent impacts on the purposes of the Green Belt be ameliorated or reduced to the lowest reasonably practicable extent? (Calverton 
(v)) 
In terms of sprawl, the area makes very little contribution in this regard, but any development here should ensure that it respects the surrounding character and proximity to 
the settlement edge/Green Belt.  
In terms of merging, the area makes no contribution in this regard and no amelioration measures are identified.  
In terms of assisting in the safeguarding of encroachment of the countryside, the area makes little contribution in this regard however to reduce harm to the surrounding 
character, any future development could be carefully designed/masterplanned including a LVIA to ensure any built form respects the edge of settlement character within the 
hospital cluster.  
Defensible Boundaries: The proposed area for removal tightly follows the built-up limits of the parcel.  
Conclusion as to whether there are exceptional circumstances to justify the release of the site from the Green Belt. 

• The area sits within GB parcel 20 which overall score is low (2) made up of a low score in terms of sprawl and a low score in assisting in safeguarding the countryside 
from encroachment.  

• The area is previously developed and makes a limited contribution to the purposes of the Green Belt.  
• Should the area be removed from the Green Belt, the impact of any new development within the area on the remaining Green Belt could be ameliorated through 

careful and sensitive masterplanning.  
Based on the Calverton test above it is considered that there are exceptional circumstances justifying the release of the area shown in the site boundary from the Green Belt. 
 
Conclusions from the Green Belt Study Update 2024: 
West Park was assessed in the Green Belt Study Update 2024 to consider whether the area possessed an open character, justifying the retention within the Green Belt and 
what boundary would be a defensible boundary if removed. The area possessed minimal characteristics of openness and a boundary that follows tightly the built-up area 
was proposed for removal from the Green Belt. 

 



2 Manor Park (Major Developed Site) 

 
Site Location Plan 

 
 

 
Site Boundary 

 
 

 Area: 13.71 ha Previously Developed Land or greenfield land 
Buildings 5.33%, General Surface 16.44%, 60.06% Natural Environment; 
Road/Path/track 18.17% 

Relevant Green Belt parcel 
The site sits within Green Belt parcel 22 which scores the following for Purpose 1-3  

Parcel ID Site Description Purpose score 1 Purpose score 2 Purpose score 3 Overall Score 

P22 

Land at and 
immediately 
surrounding Horton 
former hospital site 

0 0 1 1 

Purposes of Green Belt  
1) to check the unrestricted sprawl of large built-up 
areas;  
2) to prevent neighbouring towns merging into one 
another;  
3) to assist in safeguarding the countryside from 
encroachment 

Scores 
0 Parcel does not perform against the purpose 
1 Parcel is lower performing 
2 Parcel is moderately performing 
3 Parcel is higher performing 

  



2 Manor Park (Major Developed Site) 
Accessibility  
 
Reg 18 Transport Assessment 
The site was not assessed as part of the TA 
however the adjoining site Manor Park was 
assessed as well as other smaller sites below . 
These scored between 17 and 18 against the multi-
criteria analysis. This is a moderate score relative to 
other sites (highest score 25.5), ranking 184/256  
 
 

Well served by public transport? 
 
Nearest Train Station: Epsom 1.3 miles (28 mins 
walk) 
Nearest Bus stops and routes:  
Along Horton Lane E10 (0.3 miles 7 mins walk) 
 
E10 Epsom station-Noble Park every 30 mins) Mon-
Sat 06.30-23.30, reduced Service Sun.   
 
 

 
Aerial Photo 

Site description  
Manor Park is a former hospital site which has been redeveloped into a residential estate. The residential estate is comprised of two parcels located side by side, separated by 
vegetation and a perimeter road running around the western parcel. Both parcels are surrounded by dense landscaping on the perimeter. The areas are suburban in character and 
dominated by cul-de-sacs  mainly of detached/semi detached and terrace housing. There is significant areas of tree coverage particularly on the edges, many of the trees are 
covered by TPOs. Approximately 60% of the land is undeveloped, particularly to the south. The area adjoins SNCI to the NE (Livingstone Park) and NW (Horton Country Park).   
The southern part of the western parcel and tip of the open space is within a (Manor) conservation area. 

What is the nature and extent of the harm to the Green Belt in this location if the site is developed? (Calverton (iv)) 
The site sits within GB parcel 22 which scores low against purposes of the GB in terms safeguarding the countryside from encroachment and is not considered to make any 
contribution towards sprawl or preventing neighbouring towns from merging. The overall score for the GB parcel is low (1).  
In terms of sprawl, the area is already a developed residential estate and therefore makes very little contribution in this regard. Therefore further development within the site would have 
little to no harm.  
In terms of merging, The area makes no contribution in this regard therefore any additional development within the built up area would have little to no harm to the GB purpose. 

In terms of assisting in the safeguarding of encroachment of the countryside, the area is previously developed therefore additional development within the area would have little 
contribution to the impact on the open character of the countryside. 
Defensible Boundaries: The former hospital clusters have been redeveloped into housing estates that currently remain washed over by the Green Belt.  The site comprises two 
developed parcels. The proposed area for insetting would tightly follow the built-up elements. 



2 Manor Park (Major Developed Site) 
To what extent can the consequent impacts on the purposes of the Green Belt be ameliorated or reduced to the lowest reasonably practicable extent? 
(Calverton (v)) 
In terms of sprawl, the area makes very little contribution in this regard, but any development here should ensure that it respects the surrounding character and proximity to the settlement 
edge/Green Belt. 
In terms of merging, the area makes no contribution in this regard and no amelioration measures identified  
In terms of assisting in the safeguarding of encroachment of the countryside, the area makes little contribution in this regard however to reduce harm to the surrounding character, 
any future development could be carefully masterplanned including a LVIA to ensure any built form respects the edge of settlement character within the hospital cluster.  
Defensible Boundaries The proposed area for removal tightly follows the built-up limits of the parcel.  

Conclusion as to whether there are exceptional circumstances to justify the release of the site from the Green Belt. 
• The site sits within GB parcel 22 which scores low against purposes of the GB in terms safeguarding the countryside from encroachment and is not considered to make any 

contribution towards sprawl or preventing neighbouring towns from merging. The overall score for the GB parcel is low (1).  
• The area is previously developed and makes a limited contribution to the purposes of the Green Belt.  
• Should the area be removed from the Green Belt, the impact of any new development within the area on the remaining Green Belt could be ameliorated through careful and 

sensitive masterplanning. 
Based on the Calverton test above it is considered that there are exceptional circumstances justifying the release of the area shown in the site boundary from the Green Belt. 
 
Conclusions from the Green Belt Study Update 2024: 
Manor Park was assessed in the Green Belt Study Update 2024 to consider whether the area possessed an open character, justifying the retention within the Green Belt and what 
boundary would be a defensible boundary if removed. Although the site comprises significant natural landscape on the edges, the built-up area possesses minimal characteristics 
of openness, and these are the areas proposed for the removal from the Green Belt.  

 



3. Livingstone Park (Major Developed Site) 

 
 

Site Location Plan 

 

 
Site Boundary 

 
 

Previously Developed Land or greenfield land  
Building 8.35%, General surface 17.81%, Natural 
Environment 63.21%, Paths/Road/Tracks 7.17% 

 Area: 14.63 ha  

Relevant Green Belt parcel 
 
The site sits within Green Belt parcel 25 which scores the following for Purpose 1-3  
 

Parcel ID Site Description Purpose score 1 Purpose score 2 Purpose score 3 Overall Score 

P25 
Land at The Manor 
former hospital site 

0 0 1 1 

 
Purposes of Green Belt  
1) to check the unrestricted sprawl of large built-
up areas;  
2) to prevent neighbouring towns merging into 
one another;  
3) to assist in safeguarding the countryside from 
encroachment 

Scores 
0 Parcel does not perform against the purpose 
1 Parcel is lower performing 
2 Parcel is moderately performing 
3 Parcel is higher performing 

  



3. Livingstone Park (Major Developed Site) 
Accessibility  
 
Reg 18 Transport 
Assessment 
The site was not assessed as 
part of the TA but the 
surrounding site/parcels 
were. These were assessed 
separately in the TA scoring 
between 15.5 and 16.5 
against the multi-criteria 
analysis. This is  moderate 
scoring  relative to other sites 
(highest score 25.5), ranking 
191-212 out of 256  
 

Well served by public transport? 
 
Nearest Train Station: Epsom 1.2 miles, 27 mins walk 
Nearest Bus stops and routes:  
At Haven Way E9 
 
E9 Epsom, Longmead, Clarendon Park 
Daily 06.20-23.00, every 30 mins (reduced service Sunday) 
 
 

 
Aerial Photo 

Site description  
Livingstone Park is a former hospital site which has been redeveloped into a residential estate. The residential estate is semi-circular surrounded by open green space. The 
area is suburban in character comprising of a mixture of detached/semi detached and terrace housing and flatted residential. To the SE there is a school, to the north are 
local shops and in the centre is The Horton (cultural/arts venue). There are significant areas of tree coverage, many of the trees being covered by TPOS.  
The area consists of SNCI to the SW (Livingstone Park), open green space to the SE (Long Grove Park).   
The northern part of the site is located within a (Horton) conservation area and The Horton venue is located here where the building is listed. 
 
What is the nature and extent of the harm to the Green Belt in this location if the site is developed? (Calverton (iv)) 
The site sits within GB parcel 25 which scores low against purposes of the GB in terms safeguarding the countryside from encroachment and is not considered to make any 
contribution towards sprawl or preventing neighbouring towns from merging. The overall score for the GB parcel is low (1).  
In terms of sprawl, the area is already a developed residential estate and therefore makes very little contribution in this regard. Therefore further development within the site would 
have little to no harm.  
In terms of merging, the area makes no contribution in this regard, therefore any additional development within the area would have little to no harm to the GB purpose. 

In terms of assisting in the safeguarding of encroachment of the countryside, the area is previously developed therefore additional development within the area would 
have little contribution to the impact on the open character of the countryside. 



3. Livingstone Park (Major Developed Site) 
Defensible Boundaries: The former hospital clusters have been redeveloped into housing estates that currently remain washed over by the Green Belt.  The proposed area 
for removal would tightly follow the built-up elements. 

To what extent can the consequent impacts on the purposes of the Green Belt be ameliorated or reduced to the lowest reasonably practicable 
extent? (Calverton (v)) 
In terms of sprawl, development here should ensure that it respects the surrounding character and proximity to the settlement edge/Green Belt.  
In terms of merging, the area makes no contribution in this regard and no amelioration measures are identified  
In terms of assisting in the safeguarding of encroachment of the countryside, the area makes little contribution in this regard however to reduce harm to the surrounding 
character, any future development could be carefully masterplanned including a LVIA to ensure any built form respects the edge of settlement character within the hospital 
cluster.  
Defensible Boundaries: The proposed area for removal tightly follows the built-up limits of the parcel.  

Conclusion as to whether there are exceptional circumstances to justify the release of the site from the Green Belt. 
• The site sits within GB parcel 25 which scores low against purposes of the GB in terms safeguarding the countryside from encroachment and is not considered to 

make any contribution towards sprawl or preventing neighbouring towns from merging. The overall score for the GB parcel is low (1).  
• The area is previously developed and makes a limited contribution to the purposes of the Green Belt.  
• Should the area be removed from the Green Belt, the impact of any new development within the area on the remaining Green Belt could be ameliorated through 

careful and sensitive masterplanning. 
Based on the Calverton test above it is considered that there are exceptional circumstances justifying the release of the area shown in the site boundary from the Green Belt. 
 
Conclusions from the Green Belt Study Update 2024: 
Livingstone Park was assessed in the Green Belt Study Update 2024 to consider whether the area possessed an open character, justifying the retention within the Green Belt 
and what boundary would be a defensible boundary if removed. The area, although comprised significant natural landscape on the edges, the built-up area possessed 
minimal characteristics of openness, and these are the areas proposed for the removal from the Green Belt. 

 



4. Clarendon Park (Major Developed Site)  
 

 
Site Location Plan 

 

 
Site Boundary 

 

 
   
 

 Area: 12.19 ha Previously Developed Land or greenfield land  
Buildings 6.94%, General Surface 23.02% Natural Environment 63.30%, 
Road/Path/track 6.74% 

Relevant Green Belt parcel 
 
The site sits within Green Belt parcel 27 which scores the following for Purpose 1-3  
 

Parcel ID Site Description Purpose score 1 Purpose score 2 Purpose score 3 Overall Score 

P27 
Land at Clarendon 
Park (Long Grove 
former hospital site) 

0 0 1 1 

Purposes of Green Belt  
1) to check the unrestricted sprawl of large 
built-up areas;  
2) to prevent neighbouring towns merging into 
one another;  
3) to assist in safeguarding the countryside from 
encroachment 

Scores 
0 Parcel does not perform against the purpose 
1 Parcel is lower performing 
2 Parcel is moderately performing 
3 Parcel is higher performing 

 

 



4. Clarendon Park (Major Developed Site)  
Accessibility  
 
Reg 18 Transport Assessment 
The whole site was not assessed as part of the TA 
however the adjoining small area was assessed 
as well as other smaller sites below. These 
scored  11.5 against the multi-criteria analysis. 
This is fairly low scoring  relative to other sites 
(highest score 25.5). 
 

Well served by public transport? 
 
Nearest Train Station: Epsom 1.7 miles (37 
mins walk)  
 
Nearest Bus stops and routes:  
At Sandy Mead within the site 
 
E9 Epsom, Longmead, Clarendon Park 
Daily 06.20-23.00, every 30 mins (reduced service 
Sunday) 
 
 

 
Aerial Photo 

Site description  
Clarendon Park is a former hospital site which has been redeveloped into a residential estate. The residential estate is in a semi-circular area surrounded by open green space. 
The area is suburban in character comprising of a mixture of detached/semi detached housing and flatted residential properties located within numerous cul-de-sacs, where 
the whole estate is accessed from two entrances along Horton Lane.  
Horton Country Park (SNCI) wraps round the area from SW to NE, the area is well landscaped, including significant areas of tree coverage particularly on the edges, many of the 
trees are covered by TPOs. The SE part of the site is located within a conservation area (Long Grove).  

What is the nature and extent of the harm to the Green Belt in this location if the site is developed? (Calverton (iv)) 
The site sits within GB parcel 27 which scores low against purposes of the GB in terms safeguarding the countryside from encroachment and is not considered to make any 
contribution towards sprawl or preventing neighbouring towns from merging. The overall score for the GB parcel is low (1).  
In terms of sprawl, the area is already a developed residential estate and therefore makes very little contribution in this regard, therefore further development within the site 
would have little to no harm.   
In terms of merging, the area makes no contribution in this regard therefore any additional development within the built up area would have little to no harm to the GB purpose. 

In terms of assisting in the safeguarding of encroachment of the countryside, the area is previously developed therefore additional development within the area would have 
little contribution to the impact on the open character of the countryside. 
Defensible Boundaries: the former hospital clusters have been redeveloped into housing estates and currently remain washed over by the Green Belt.  The proposed area for 
removal would tightly follow the built-up elements. 



4. Clarendon Park (Major Developed Site)  
To what extent can the consequent impacts on the purposes of the Green Belt be ameliorated or reduced to the lowest reasonably practicable extent? 
(Calverton (v)) 
In terms of sprawl, development here should ensure that it respects the surrounding character and proximity to the settlement edge/Green Belt.  
In terms of merging, the area makes no contribution in this regard and no amelioration measures are identified.  
In terms of assisting in the safeguarding of encroachment of the countryside, the area makes little contribution in this regard. However to reduce harm to the surrounding 
character, any future development could be carefully masterplanned including a LVIA to ensure any built form respects the edge of settlement character within the hospital 
cluster.  
Defensible Boundaries: the proposed area for removal tightly follows the built-up limits of the parcel. Proposals for the redevelopment of PDL in the GB would not be inappropriate 
development. 
Conclusion as to whether there are exceptional circumstances to justify the release of the site from the Green Belt. 

• The site sits within GB parcel 27 which scores low against purposes of the GB in terms safeguarding the countryside from encroachment and is not considered to make 
any contribution towards sprawl or preventing neighbouring towns from merging. The overall score for the GB parcel is low (1).  

• The area is previously developed and makes a limited contribution to the purposes of the Green Belt.  
• Should the area be removed from the Green Belt, the impact of any new development within the area on the remaining Green Belt could be ameliorated through careful 

and sensitive masterplanning. 
Based on the Calverton test above it is considered that there are exceptional circumstances justifying the release of the area shown in the site boundary from the Green Belt. 
 
Conclusions from the Green Belt Study Update 2024: 
Clarendon Park was assessed in the Green Belt Study Update 2024 to consider whether the area possessed an open character, justifying the retention within the Green Belt 
and what boundary would be a defensible boundary if removed. The area, although comprised significant natural landscape on the edges, the built-up area possessed minimal 
characteristics of openness and these are the areas proposed for the removal from the Green Belt. 

 



5. St Ebbas (Major Developed Site) 

 
Site Location Plan 

 
 

 
Site Boundary 

 
 
 

 Area: 16.14 ha Previously Developed Land or greenfield land  
Buildings 9.97%, General Surface 29.32%; Natural Environment 51.62% 
Road/Path/track 9.09% 

Relevant Green Belt parcel 
The site sits within Green Belt parcel 30 which scores the following for Purpose 1-3  

Parcel ID Site Description Purpose score 1 Purpose score 2 Purpose score 3 Overall Score 

P30 
Land at St Ebba's 
former hospital 
site 

0 0 1 1 

Purposes of Green Belt  
1) to check the unrestricted sprawl of large built-
up areas;  
2) to prevent neighbouring towns merging into one 
another;  
3) to assist in safeguarding the countryside from 
encroachment 

Scores 
0 Parcel does not perform against the purpose 
1 Parcel is lower performing 
2 Parcel is moderately performing 
3 Parcel is higher performing 

 

 



5. St Ebbas (Major Developed Site) 
Accessibility  
 
Reg 18 Transport Assessment 
The site was not assessed as part of the TA 
however the adjoining open space east was 
assessed scoring 18.5 against the multi-criteria 
analysis. This is fairly moderate scoring  relative to 
other sites (highest score 25.5). 
 
 

Well served by public transport? 
 
Nearest Train Station: Ewell West  0.8 miles 
(18 mins walk) and Epsom 1.2 miles (27 mins 
walk). 
 
Nearest Bus stops and routes:  
At Harvester Road edge of the site E9 
At Hook Road edge of the site E5 
 
E5 Langley Vale, Watersedge (Mon-Fri) 6.07 until 
19.21 (every 2 hour) 
 
E9 Epsom, Longmead, Clarendon Park 
Daily 06.20-23.00, every 30 mins (reduced service 
Sunday) 
 
 

 
Aerial Photo 

Site description  
St Ebbas is a former hospital site which has been redeveloped into a residential estate. The residential estate is split into two linear areas with an open green space corridor 
running through the centre (SW to NE) the site. The area is suburban in character comprising of a mixture of detached/semi detached housing/town houses and flatted 
residential properties located. The area sits adjacent to public open space Hook Road Arena (COU026) which is identified in for allocation in the Proposed Submission Local 
Plan for residential development to the south and playing pitches to the north. It is well landscaped, including many trees which are covered by TPOs. The NW edge of the site 
adjoins a conservation area (St Ebbas).  
The proposed area for removal would tightly follow the built-up elements, excluding the north/west part of the site, which is in NHS use and is within a conservation area.  
What is the nature and extent of the harm to the Green Belt in this location if the site is developed? (Calverton (iv)) 
The site sits within GB parcel 30 which scores low against purposes of the GB in terms safeguarding the countryside from encroachment and is not considered to make any 
contribution towards sprawl or preventing neighbouring towns from merging. The overall score for the GB parcel is low (1).  
In terms of sprawl, the area is already a developed residential estate and therefore makes very little contribution in this regard, therefore further development within the site 
would have little to no harm.   
In terms of merging, the area makes no contribution in this regard, therefore any additional development within the area would have little to no harm to the GB purpose. 

In terms of assisting in the safeguarding of encroachment of the countryside. The area is previously developed therefore additional development within the area would have 
little contribution to the impact on the open character of the countryside. 
Defensible Boundaries: The former hospital clusters have been redeveloped into housing estates that currently remain washed over by the Green Belt.  The proposed area for 
removal would tightly follow the built-up elements. 



5. St Ebbas (Major Developed Site) 
To what extent can the consequent impacts on the purposes of the Green Belt be ameliorated or reduced to the lowest reasonably practicable extent? 
(Calverton (v)) 
In terms of sprawl, the area makes very little contribution in this regard, but any development here should ensure that it respects the surrounding character and proximity to 
the settlement edge/Green Belt.  
In terms of merging, the area makes no contribution in this regard and no amelioration measures identified.  
In terms of assisting in the safeguarding of encroachment of the countryside, the area makes little contribution in this regard however to reduce harm to the surrounding 
character, any future development could be carefully masterplanned including a LVIA to ensure any built form preserves respects the edge of settlement character within the 
hospital cluster.  
Defensible Boundaries: The proposed area for removal tightly follows the built-up limits of the parcel. 

Conclusion as to whether there are exceptional circumstances to justify the release of the site from the Green Belt. 
• The site sits within GB parcel 30 which scores low against purposes of the GB in terms safeguarding the countryside from encroachment and is not considered to 

make any contribution towards sprawl or preventing neighbouring towns from merging. The overall score for the GB parcel is low (1).  
• The area is previously developed and makes a limited contribution to the purposes of the Green Belt.  
• Should the area be removed from the Green Belt, the impact of any new development within the area on the remaining Green Belt could be ameliorated through 

careful and sensitive masterplanning. 
Based on the Calverton test above it is considered that there are exceptional circumstances justifying the release of the area shown in the site boundary from the Green Belt. 
 
Conclusions from the Green Belt Study Update 2024: 
St Ebbas was assessed in the Green Belt Study Update 2024 to consider whether the area possessed an open character, justifying the retention within the Green Belt and what 
boundary would be a defensible boundary if removed. The area, although comprised natural landscape on the edges, the built-up area possessed suburban/urban qualities 
with minimal characteristics of openness, and these are the areas proposed for the removal from the Green Belt. 

 



6. Epsom College (Major Developed Site) 

 
Site Location Plan 

 
Site Boundary 

 
 

 Area: 30.39 ha Previously Developed Land or greenfield land  
Buildings 7.8%, General Surface 21.78%, Natural 
Environment 66.5%; Road/Path/track 3.92% 

Relevant Green Belt parcel 
 
The site sits within Green Belt parcel 36 which scores the following for Purpose 1-3  
 

Parcel 
ID Site Description Purpose score 1 Purpose score 2 Purpose score 3 Overall Score 

P36 
Land at Epsom 
College 

1 2 1 4 

 
Purposes of Green Belt  
1) to check the unrestricted sprawl of large 
built-up areas;  
2) to prevent neighbouring towns merging into 
one another;  
3) to assist in safeguarding the countryside from 
encroachment 

Scores 
0 Parcel does not perform against the 
purpose 
1 Parcel is lower performing 
2 Parcel is moderately performing 
3 Parcel is higher performing 

  



6. Epsom College (Major Developed Site) 
Accessibility  
 
Reg 18 Transport Assessment 
The site was not assessed as part of the TA 
however the adjoining areas east and west were 
assessed scoring 11.5 and 12.5 against the 
multi-criteria analysis. This is fairly 
low/moderate scoring  relative to other sites 
(highest score 25.5). 
 

Well served by public transport? 
 
Nearest Train Station: Epsom Downs 0.7 
miles (16 mins walk) and Epsom 1.0 
miles (22 mins walk). 
 
Nearest Bus stops and routes:  
At Longdown Lane south 166, 615 
At College Rd  166, 408, 615 
 
166 Epsom Hospital-Banstead-Coulsdon-
Purley Hourly service 
 
408 Epsom, Leatherhead Cobham (Mon-Fri) 
06.23 until19.41 (every 70 mins) 
 
615 St Andrews School, Epsom-Banstead 
(school bus) 

 
Aerial Photo 

Site description  
Epsom College is a private Independent School for the 11+ age group and upwards. It is located on the edge of settlement. The grounds include historic buildings, 
educational buildings, boarding houses, chapel, numerous sports pitches and fields. Most of the buildings are located along the northern and eastern edges of the site 
adjoining College Road and Longdown Lane South. The large building along Longdown Lane South is statutory listed building and the chapel located more centrally is also 
listed. Approximately 33.5% of the area is built up and the remaining area (66.5%) is open green space, comprising of various sports fields/pitches and amenity greenspace. 
The majority of the open fields make up the central part of the property, with the  built development on the edges.  
 
There are clear views of the grounds from College Road (from the northern boundary) over the hedge and through the open sports fields. The open aspect here allows for 
more distant clear views south towards the distant Epsom Downs.  
 
The site is a ‘D’ shaped, with a strong building line along the perimeter two roads where the central part of the site is mainly open. The site is large and appears sprawling but 
is contained/hemmed in by the educational buildings on the edge. The site is fairly flat with views of Epsom Downs to the south. College Road further east is on higher ground 
and the College buildings can be seen on approach to the junction of College Road and Longdown Lane North and South. 
 
The site includes tree/hedge lines, these clearly define the different fields/pitches, many of the trees are covered by TPOs. The NW part of the site is located within a  
conservation area (College Road). 



6. Epsom College (Major Developed Site) 
What is the nature and extent of the harm to the Green Belt in this location if the site is developed? (Calverton (iv)) 
The site falls within GB Parcel 36 and has an overall score of 4. It scores moderately against the purposes of the GB in terms of preventing neighbouring towns from merging 
and low for sprawl and safeguarding the countryside from encroachment. 
In terms of sprawl, when the site is considered in isolation and in the context of the existing Green Belt boundary, the site would be an extension of the built form beyond the 
defined urban area boundary to the south. However the site is the campus of a private school, it consists various school buildings and playing pitches, and the site adjoins 
ribbon development in the area. Therefore, in this context, sprawl of the built up area has already occurred here, although remains washed over by the Green Belt. Therefore, 
the site itself has minimal impact on this purpose. 
In terms of merging, the site scores moderate for this purpose. The nearest largest settlement from the edge of Epsom is Nork/Tattenham Corner to the South where this site 
creates appproximatey a 760m gap. The development of the site would reduce the gap by 500m between these areas. Therefore the development of the site would cause 
considerable harm in terms of merging. However as noted above, a degree of development has already occurred between these neighbouring areas in the form of ribbon 
developement (washed over by green belt), so technically the harm in terms of merging has occurred but the degree of development is such that the site remains washed 
over by green belt.  
In terms of assisting in the safeguarding of encroachment of the countryside, the site is previously developed, although the PDL elements are mainly focussed on the edges 
with open space at the centre. The site is also surrounded by urban development to the W and NE, with ribbon development on the E (washed over by GB). Therefore it is 
recognised that the area consists of urbanising elements therefore the degree of additional development harm is minimal.  
Defensible Boundaries: The area is predominantly previously developed with open space/playing pitches towards the centre. The site is defined by clear physical features 
following the property line of the campus. As the PDL elements are mostly located on the edges, the boundary of the potential area for removal would tightly follow the built-
up edge which would include the open/space in the centre. 

To what extent can the consequent impacts on the purposes of the Green Belt be ameliorated or reduced to the lowest reasonably practicable 
extent? (Calverton (v)) 
In terms of sprawl, development here should ensure that it respects the surrounding character and proximity to the settlement edge/Green Belt.  At present development is 
focussed on the perimeter, with open playing fields in the centre. Whilst sprawl has occurred here, the extent and spread of any future development of the site could be 
restricted to the existing pattern of development on the edges to preserve views from the northern part of the site through the open fields in the centre. 
In terms of merging, At present development is focussed on the perimeter, with open playing fields in the centre. Whilst development has taken place, the intensity and 
spread of the built elements are focussed on the edges. Any future development of the site could be restricted to the existing pattern of development on the edges to 
preserve the open aspect from the centre of the site. This would reduce the extent of harm in terms of merging. Natural screening could be reinforced to aid the sense of 
separation of areas.  
In terms of assisting in the safeguarding of encroachment of the countryside, to reduce harm to the surrounding character, any future development should be carefully 
masterplanned to ensure any built form preserves respects the edge of settlement character. A landscape and visual impact assessment LVIA should be carried out 
alongside any proposal for the site.  

Defensible Boundaries: The potential area for removal tightly follows the campus boundary. Any future development of the site could be restricted to the existing pattern of 
development on the edges to preserve the open aspect from the centre of the site.  



6. Epsom College (Major Developed Site) 
Conclusion as to whether there are exceptional circumstances to justify the release of the site from the Green Belt. 

• The site falls within GB Parcel 36 and has an overall score of 4. It scores moderate against purposes of the GB in terms of preventing neighbouring towns from 
merging and low for sprawl and safeguarding the countryside from encroachment. 

• The area consists of some previously developed land mainly on the edges and the level of harm caused by additional development would depend on the 
development proposed and the impact on the character. It is considered that any future development of the site could be restricted to the existing pattern of 
development on the edges to preserve the open aspect from the centre of the site.  

Based on the Calverton test above it is considered that there are exceptional circumstances justifying the release of the area shown in the site boundary from the Green Belt. 
 

Conclusion from the Green Belt Study Update 2024: 
Epsom College was assessed in the Green Belt Study Update 2024 to consider whether the area possessed an open character, justifying the retention within the Green Belt 
and what boundary would be a defensible boundary if removed. The area possessed some characteristics of openness particularly within the centre, where over 66% of the 
site is open space with buildings on the perimeter of the site.  

 



7. NESCOT (Major Developed Site) 

 
Site Location Plan 

 

 
 

Site Boundary 
 

Previously Developed Land or greenfield land  
Building 14.55%, General surface 25.56%, Natural Environment 

56.34%, Road/Path/track 3.55% 

 Area: 10.08 ha  

Relevant Green Belt parcel 
 
The site sits within Green Belt parcel 52 which scores the following for Purpose 1-3  

Parcel ID Site Description Purpose score 1 Purpose score 2 Purpose score 3 Overall Score 

P42 
Land at and 
associated with 
NESCOT College 

1 3 1 5 

 
Purposes of Green Belt  
1) to check the unrestricted sprawl of large built-
up areas;  
2) to prevent neighbouring towns merging into one 
another;  
3) to assist in safeguarding the countryside from 
encroachment 

Scores 
0 Parcel does not perform against the purpose 
1 Parcel is lower performing 
2 Parcel is moderately performing 
3 Parcel is higher performing 

  



7. NESCOT (Major Developed Site) 
Accessibility  
 
Reg 18 Transport Assessment 
The site was not assessed as part of the TA however 
the adjoining areas east and west were assessed 
scoring 15 against the multi-criteria analysis. This is 
fairly moderate score relative to other sites (highest 
score 25.5). 
 
 

Well served by public transport? 
 
Nearest Train Station: Ewell East 0.4 miles (9 
mins walk)  
 
Nearest Bus stops and routes:  
At Cheam Road (0.1 miles) S2 
 
S2  Epsom – St Helier  
Daily 06.20-midnight, every 20 mins,  
Sundays every 30 mins 
 
 

 
Aerial Photo 

Site description  

The site is a further education establishment NESCOT (North East Surrey College of Technology) located on the edge of settlement.   It is located on the edge of settlement at the 
centre of the Borough. The grounds includes educational buildings, large surface car parking, sports pitches and agricultural fields to the south arranged in a rectangular parcel. 
Most of the buildings and PDL elements are located to the northern part of the site.  

Approximately 44% of the parcel is built up and the remaining area 56% is open green space, comprising of various sports fields/pitches and amenity greenspace and agricultural 
fields to the south- which are used by the college for educational purposes. 

The site has clear defensible boundaries. There is a public right of way to the south, railway line to the north, public highway to the west and field boundary to the east. The 
proposed area for removal would tightly follow the built-up elements of the campus to the north, where the southern boundary would follow the line of the property edge parallel 
to the extensive surface car park to the south. 
What is the nature and extent of the harm to the Green Belt in this location if the site is developed? (Calverton (iv)) 
The site falls within GB Parcel 42 and has an overall score of 5. It scores high against purposes of the GB in terms of neighbouring towns from merging and low for sprawl and 
safeguarding the countryside from encroachment. 
In terms of sprawl, when the site is considered in isolation and in the context of the existing Green Belt boundary the site would be an extension of the built form beyond the existing 
GB boundary at the centre, however the campus is located fairly centrally to the main urban area and the built up area has extended further south adjacent to the site. Therefore, 
the site itself has minimal impact on this purpose. 
In terms of merging, the site scores high for this purpose, although the nearest largest settlement from the edge of Epsom is Nork/Tattenham Corner to the South where this site 
creates an  appproximatey 2km gap. The development of the site would reduce the gap by 260m between these areas. Therefore would still ensure a sufficient buffer between these 
areas, limiting the degree of harm in terms of merging.  



7. NESCOT (Major Developed Site) 
In terms of assisting in the safeguarding of encroachment of the countryside, the site is previously developed, with the PDL elements being mainly located in the northern section of 
the site. The site is surrounded by urban development to the W and N. Therefore it is recognised that the area is influenced by it’s urban context and therefore the degree of harm is 
minimal.  
Defensible Boundaries: The site comprises of two main elements the main campus and built development to the north and agricultural fields to the south. The site is defined by 
clear physical features following the property line of the campus. The proposed area for removal would tightly follow the built up elements of the campus to the north, where the 
southern boundary would follow the line of the property edge parallel to the extensive surface car park to the south. 

To what extent can the consequent impacts on the purposes of the Green Belt be ameliorated or reduced to the lowest reasonably practicable extent? 
(Calverton (v)) 
In terms of sprawl, development here should ensure that it respects the surrounding character and proximity to the settlement edge/Green Belt.  
In terms of merging, the proposed area for removal is the northern part, the southern field is proposed to be retained in the Green Belt. Any future development of the northern part 
of the site should respect the surrounding character and proximity to the settlement edge/Green Belt. Natural screening could be reinforced to aid the sense of separation of areas.  
In terms of assisting in the safeguarding of encroachment of the countryside, to reduce harm to the surrounding character, any future development should be carefully designed to 
ensure any built form respects the edge of settlement character. A landscape and visual impact assessment LVIA should be carried out alongside any proposal for the site.  

Defensible Boundaries: The potential area for removal tightly follows the campus boundary.  

Conclusion as to whether there are exceptional circumstances to justify the release of the site from the Green Belt. 
• The site falls within GB Parcel 42 and has an overall score of 5. It scores high against purposes of the GB in terms of neighbouring towns from merging and low for sprawl and 

safeguarding the countryside from encroachment. 
• The northern part of the site is largely previously developed and the level of harm caused by additional development would depend on the development proposed and the 

impact on the surrounding character. It is considered that any future development of the site could be ameliorated through careful and sensitive design.  
Based on the Calverton test above it is considered that there are exceptional circumstances justifying the release of the area shown in the site boundary from the Green Belt. 
 
Conclusions from the Green Belt Study Update 2024 
NESCOT was assessed in the Green Belt Study Update 2024 to consider whether the area possessed an open character, justifying the retention within the Green Belt and what 
boundary would be a defensible boundary if removed. The area possessed minimal characteristics of openness and a boundary that follows tightly the built-up area to the north 
was proposed. 

 



Land West of Burgh Heath Road (LAA reference COL017) 
 

 
Site Location Plan 

 

 
Site Location Boundary 

 

 
 Previously Developed Land or greenfield land (100% undeveloped land) 

Site Area: 1.52 ha Assessed Yield: 50 residential units 
Relevant Green Belt parcel 
 
The site sits within Green Belt parcel 32 which scores the following against the GB Purposes 1-3 
 

Purposes of Green Belt  
1) to check the unrestricted sprawl of large built-
up areas;  
2) to prevent neighbouring towns merging into 
one another;  
3) to assist in safeguarding the countryside from 
encroachment 

Scores 
0 Parcel does not perform against the purpose 
1 Parcel is lower performing 
2 Parcel is moderately performing 
3 Parcel is higher performing 

 
 

Parcel 
ID Site Description 

Purpose 
score 1 

Purpose score 
2 

Purpose 
score 3 

Overall 
Score 

P32 

Land to the west of Burgh 

Heath Road east of Rifle Butts 

Alley 

3 2 2 7 

                     
Relevant Green Belt parcel Map showing site within relevant GB parcel 



Land West of Burgh Heath Road (LAA reference COL017) 
Accessibility  
 
Reg 18 Transport Assessment 
The scores 12 against the multi-criteria 
analysis. This is low scoring  relative to all 
other sites PDL and GB assesssed (highest 
score 25.5), ranking 240/256   
In the context of other GB sites, the site ranks 
poorly.   
 

Well served by public transport? 
 
Nearest Train Station: Epsom Downs 1.1 
miles (25 mins walk)  and Epsom 1.2 miles (26 
mins walk) 
 
Nearest Bus stops and routes:  
At Beech Rd, Aston Way 318 (Epsom to 
Banstead) 
At Treadwell Road 617, 619 (School bus) 

 

 
Aerial Photo 

Site description  

The site is an agricultural field located at the southern edge of settlement north of Epsom Downs. The surrounding area comprises of various paddocks and stables. 

The eastern boundary abuts Burgh Heath Road and western boundary lies adjacent to a public bridleway. The boundaries are well vegetated, screening most of the site from 
view, however glimpses of the site are visible, particularly to the NW corner of the site which is elevated above the existing properties on Beech Road.  

The site is rectangular in shape, well defined on all sides except the southern boundary which does not follow a physical feature but follows the boundary to a development site known as 
‘South Hatch’ directly south of the site. 

There are urban features, particularly to the north as it adjoins the existing urban area and the adjoining properties along Beech Road which create an existing sharp, 
clean settlement edge.  

The site promoters (Reg19 REP148) have submitted a sketch masterplan of how the site could be developed. The site would be a cul-de-sac with a single vehicular access 
from Burgh Heath Road and pedestrian access along Rifle Butts Ally and will include a small area of amenity green space. It includes a vegetated boundary treatment, 
reflecting the existing boundary treatment to the north, east and west. 
What is the nature and extent of the harm to the Green Belt in this location if the site is developed? (Calverton (iv)) 
The site sits within the northern portion, approximately 12% of a larger GB parcel 32 which extends down to the Golf Course. The GB parcel scores high against purposes of the 
GB in terms of sprawl of large built up areas and scores moderately for the purposes of merging of towns and assissting the safeguarding the countryside from encroachment.  
 
In terms of sprawl, when the site is considered in isolation, the potential harm is that the development of this site would be extension of the built form beyond the existing urban area 
boundary of the Borough to the south. However, the level of harm in this case is less significant given the fact that permission has been granted and is currently under construction for an 
‘enabling’ scheme for equestrian and residential development to the south of the site (known as ‘South Hatch’ application reference 18/00308/FUL Racehorse Training Establishment and 46 

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


Land West of Burgh Heath Road (LAA reference COL017) 
apartments currently being built out). Consequently, the site being assessed has become an undeveloped gap between the existing settlement edge and the new enabling scheme to the 
south, leaving it vulnerable to infilling in the future. Therefore, the extent of the harm in terms of sprawl has been lessened and would now be limited. 
 
In terms of merging, although the parcel is moderate scoring for this, the site is a small part of a larger parcel and has minimal impact on the merging of the towns. The gap 
between Epsom edge and the nearest large settlement edge Tattenham Corner is approximately a 1km gap, the site would reduce this gap by 90 meters. Therefore a significant 
buffer would be retained with the development of the site. Therefore the harm would be minimal. 
 
In terms of assisting in the safeguarding of encroachment of the countryside, development of the site would result in encroachment into the countryside. The site is an open field 
and the wider area rises towards sensitive landscape to the south. This area is considered to be a transitional landscape between the southern built-up edge of the urban area 
and the more sensitive open countryside landscape to the south. As identified above, permission has been granted and has commenced to the south of the site, therefore there 
are increasingly urbanised features in the vicinity. Therefore, there is limited harm in this regard 
 
Defensible Boundaries: There are urban features, particularly to the north as it adjoins the existing Urban Area boundary and the adjoining properties along Beech Road 
which create a sharp, clean settlement edge. Whilst a strong boundary, the permanence of the existing edge is weakened by the fact that development is currently being 
undertaken to the south. 

To what extent can the consequent impacts on the purposes of the Green Belt be ameliorated or reduced to the lowest reasonably practicable extent? (Calverton (v)) 
 
Sprawl: The main impact from the development of this site would be extension of the built form beyond the existing Urban Area boundary, but as mentioned above, there is an 
enabling development to the south of this site (for a new Racehorse Training establishment and 45 apartments) , which has established the extension of the settlement beyond 
the existing boundary, making this site vulnerable to being infilled in the future. The limited harm could be reduced by a more gradual transition with softer edge, sensitive design 
that takes into account the edge of settlement character.  

Merging: The potential harm to this can be reduced by maintaining the sense of visual separation. The use of natural screening of the site to preserve the sense of separation of 
areas. 

Safeguarding encroachment of the Countryside: The harm to this transitional landscape between the built-up edge and the more sensitive landscape to the south could be 
reduced by careful master planning, including the use of trees and natural features to screen and soften views. The topography the area should be considered and used to its 
advantage to help protect views or screen development. Any development should ensure a gradual transition with a soft edge to the south taking into account the edge of 
settlement character and impact of the development on the openness of the remaining surrounding green belt. Enhanced landscaping to the western boundary, soften /screen 
views. A landscape and visual impact assessment LVIA should be carried out.  

Defensible Boundaries: The existing settlement edge and public bridleway to the west create a strong boundary however the permanence of the existing edge is weakened 
by the fact that development is currently being undertaken to the south.  

Conclusion as to whether there are exceptional circumstances to justify the release of the site from the Green Belt. 
 



Land West of Burgh Heath Road (LAA reference COL017) 
• The site sits within the northern portion, approximately 12% of a larger GB parcel 32 that scores high against purpose 1 and moderate for purposes 2 and 3 with an overall 

high score of 7 
• In isolation, the development of the site would be considered sprawl beyond the edge of the defined Urban Area however as noted, planning permission has been granted 

and is under construction for a racehorse training establishment and 45 apartments directly to the south of the site, already extending the settlement edge beyond the 
point of this site. 

 
Whilst it is recognised that the parcel is overall high scoring against the Green Belt purposes, it is the case that an enabling development has already extended the Urban Area 
edge beyond this point further south leaving the site as a notable gap that is vulnerable to development in the future.  
 
Some degree of harm has been recognised and concluded that it could be ameliorated, based on the Calverton test above it is considered that the site exhibits Exceptional 
Circumstances justifying an amendment to the Green Belt boundary.  
 

 

 



Land east of Burgh Heath Road (LAA reference COL019) 
 

 
Site Location Plan 

 

 
Site Boundary 

 
  Previously Developed Land or greenfield land  

Building 2.15 %; Undeveloped Land 96.38 %; Road/Path/track 1.46% 

 Site Area: 8.82 ha Assessed Yield: 300 residential units 

Relevant Green Belt parcel 
 
The site sits within Green Belt parcels 33 and 34 which scores the following for the GB Purposes 1-3 scores 

Parcel ID Site Description Purpose score 1 Purpose score 2 Purpose score 3 Overall Score 

P33 

Land to the east of 
Burgh Heath Road 
south of Beech 
Way 

3 2 2 7 

P34 

Land north of 
Epsom Golf Course 
east of Burgh Heath 
Road 

2 2 2 6 

Purposes of Green Belt  
1) to check the unrestricted sprawl of large built-
up areas;  
2) to prevent neighbouring towns merging into 
one another;  
3) to assist in safeguarding the countryside from 
encroachment 

Scores 
0 Parcel does not perform against the purpose 
1 Parcel is lower performing 
2 Parcel is moderately performing 
3 Parcel is higher performing 

 

 



Land east of Burgh Heath Road (LAA reference COL019) 
Accessibility  
 
Reg 18 Transport Assessment 
The scores 11.5 against the multi-criteria 
analysis. This is low scoring  relative to other 
sites (highest score 25.5), ranking 245/256 
In the context of other GB sites, the 
site ranks poorly.     
 
 

Well served by public transport? 
 
Nearest Train Station: Epsom Downs 1.1 miles 
(25 mins walk) and Epsom 1.3 miles (28 mins 
walk) 
Nearest Bus stops and routes:  
At Beech Road, 318 , NW corner of the site 1 mins 
walk (Epsom to Banstead), 3-4 services a day 
(Mon-Fri) 
 

 
Aerial Photo 

Site description  

The site consists mainly of a series of various sized agricultural fields, with some built development located at the southern edge of the Urban Area north of Epsom 
Downs. The western boundary abuts Burgh Heath Road and to the north a collection of executive homes which protrudes beyond the Urban Area boundary but 
remains washed over by Green Belt.  

The site is located to the edge of settlement, with urban development to the north and various paddocks and stables to the south.  

The site boundary is well defined by physical features, mainly field hedging and property boundaries and Burgh Heath Road. The site as a whole is an irregular shape and may 
make it vulnerable to further infill of adjacent parcels.  
 
The site promoters have not submitted any supporting information or concept plans for the site but have submitted an updated site boundary which comprises of the two 
northern parcels adjoining the settement boundary (this follows the boundary of GB parcel 33).  

What is the nature and extent of the harm to the Green Belt in this location if the site is developed? (Calverton (iv)) 
The site staggers over two parcels, the whole of parcel 33 and the western part (approximately half) of parcel 34. The northern part of the site (parcel 33) abuts the Urban Area and 
scores high against purposes in terms of sprawl and both parcels scores moderately against the purpose of merging and safeguarding the countryside from encroachment. The 
northern parcel scores an overall high score of 7. The southern part of the site (parcel 34) scores moderately for all purposes with an overall score of 6.  
 
In terms of sprawl, when the site is considered in isolation, the potential harm is that the development of this site would be a significant extension of the built form beyond the 
existing Urban Area boundary to the south of the Borough. It is noted that existing Green Belt boundary has already to a degree been compromised by the small collection of 
executive houses to the north known as College View, these protrude out of an otherwise continuous straight-line boundary stretching either side of Burgh Heath Road. Overall 
the extent of the harm in terms of sprawl would be considerable if the site were fully developed. 



Land east of Burgh Heath Road (LAA reference COL019) 
 
In terms of merging, the site staggers over two GB Parcels and scores moderately for this purpose. The site is a considerable size, stretching from the edge of the Urban Area to 
Epsom Downs Golf course to the south, if the whole site were developed it would reduce the gap between Epsom’s southern edge and the nearest large settlement edge 
Tattenham Corner (850m) by almost half the distance. Therefore the potential harm would be significant. 
 
In terms of assisting in the safeguarding of encroachment of the countryside, development of the site would result in encroachment into the countryside. The site is a series of 
open fields, with a collection of buildings to the north, south, as well as the surrounding area north and west (new development site South Hatch). The site rises towards sensitive 
landscape to the south towards Epsom Downs. The land uses are pastoral and has the character of the edge of settlement, transitioning away from the urban environment 
in the north. There are urbanising elements to the north and south and increasingly to the western side of the road. Therefore there would be some degree of harm  but it is 
recognised that the area already consists of urbanising elements.  

 
Defensible Boundaries: The site is defined by physical features, mainly field hedging and property boundaries and Burgh Heath Road to the west. However, the site as a whole is 
an awkward shape and may make it vulnerable to further infill of adjacent parcels threatening the permanence of the settlement edge here. 

To what extent can the consequent impacts on the purposes of the Green Belt be ameliorated or reduced to the lowest reasonably practicable extent? (Calverton 
(v)) 
In terms of sprawl: The main impact from the development of this site would be a significant extension of the built form beyond the existing Urban Area boundary into an 
increasingly sensitive landscape setting in the Green Belt here. To reduce the potential harm, development could be focussed at the northern part of the site, following existing  
hedge lines however it is considered that the development of part or the full length of the site would both represent unrestricted sprawl posing significant harm in term of this 
purpose 
 
Merging: As a large linear site, the harm in regard to merging can be reduced by focussing development to the northern parcel and maintaining a green buffer between north and 
south. Restricting development to the northern parcel would ensure a sufficient buffer is maintained in this transitional landscape. The use of trees and natural features could be 
used to screen/soften views and assist in the visual separation of areas. 

Safeguarding encroachment of the Countryside: The development of the site would cause considerable harm within this transitional landscape to the south. Whilst development 
could be focussed to the north and development could be carefully masterplanned to reflect it’s location on the settlement edge and landscape and visual impact assessment 
LVIA should be carried out, it is considered that the harm to this purpose would be too great taking into account the edge of settlement character and impact of the development 
on the openness of the remaining surrounding green belt which could not be satisfactorily ameliorated. 

Defensible Boundaries: The site is a large site, the existing Green Belt boundary here is strong but has been compromised slightly by a small development enclave to the north, 
which remains washed over by Green Belt. If development were to take place it could be focussed to the north, rounding off that edge along the existing well defined hedge line, 
regulating that edge into a clear crisp edge. 



Land east of Burgh Heath Road (LAA reference COL019) 
Conclusion as to whether there are exceptional circumstances to justify the release of the site from the Green Belt. 

• The site staggers over two parcels alll of parcel 33 and the western part of parcel 34, where the northern part of the site (parcel 33) scores high against purposes in terms 
of sprawl. The parcels scores moderately against the purpose of merging and safeguarding the countryside from encroachment. The overall scores are 6 and 7 

• Taking the site in isolation, the main impact from the development of this site would be significant extension of the built form beyond the existing Urban Area boundary to 
the south into a transitional landscape between the built-up boundary and more sensitive landscape to the south of the Borough. The site consists of some built 
development to the north and scattered in the south but over 96% of the site is undeveloped land. The development of the whole site is considered to be a significant 
harm to the GB. 
 

The degree of harm is recognised to be significant and concluded that harm caused by the development of the site in whole or in part (northern part) could not be satisfactorily 
ameliorated. Based on the Calverton test above it is considered that the site does not exhibit Exceptional Circumstances justifying an amendment to the Green Belt boundary. 
 

 



Land near Downs Road -north (COL020) 
 

 
Site Location Plan 

 

 
Site Boundary 

 

 
Previously Developed Land or greenfield land 

Undeveloped land 100 % 

 Site Area: 0.77 ha Assessed Yield: Woodland as part of other sites (COL020, 21, 23 and WOO019) 

Relevant Green Belt parcel 
 
The site sits within Green Belt parcel 7 which scores the following for Purpose 1-3 scores 
 

Parcel ID Site Description Purpose score 1 Purpose score 2 Purpose score 3 Overall Score 

P07 
Land between Downs 
Road and Ashley 
Road 

3 2 2 7 

Purposes of Green Belt  
1) to check the unrestricted sprawl of large built-
up areas;  
2) to prevent neighbouring towns merging into 
one another;  
3) to assist in safeguarding the countryside from 
encroachment 

Scores 
0 Parcel does not perform against the purpose 
1 Parcel is lower performing 
2 Parcel is moderately performing 
3 Parcel is higher performing 

 

 



Land near Downs Road -north (COL020) 
Accessibility  
 
Reg 18 Transport Assessment 
The scores 12 against the multi-criteria 
analysis. This is fairly low scoring  relative to 
other sites (highest score 25.5), ranking 
240/256  
In the context of other GB sites, the 
site ranks poorly.    
 

Well served by public transport? 
 
Nearest Train Station: Epsom Downs 1.5 miles (35 
mins walk) and Epsom 1.4 miles (30 mins walk) 
 
Nearest Bus stops and routes:  
Along adjacent road Ashley Road ,  
408 Epsom to Cobham (hrly service) 
460 Epsom to Crawley hourly service (Mon-Fri) 
480 Epsom to Preston (Tattenham Corner) every 45 
mins (Mon-Sat, Sunday fewer services) 
 
 

 

 
Aerial Photo 

Site description  
The site is a small triangular paddock adjacent to Ashley road, located away from the settlement edge. The site has a vegetated boundary well screened from Ashley Road.  
Most of Ashley Road running south from the settlement edge has a more rural character, with a single narrow pavement on the east side of the road. 
The site is not being proposed for development but for woodland creation as part of the proposed development of COL023 (REG18 REP660 Savills Land East of Downs Rd). 

What is the nature and extent of the harm to the Green Belt in this location if the site is developed? (Calverton (iv)) 
The site is a very small part (approximately 4%) of a much larger parcel 7, which scores high against purposes in terms of sprawl. The parcel scores moderately against the purpose 
of merging and safeguarding the countryside from encroachment. The parcel has an overall high score of 7. The proposed woodland use would not constitute development and 
would not cause harm to the Green Belt in this location and would not require changes to the Green Belt. 
 
In terms of sprawl, the site has been promoted along with others as part of a Green Infrastructure network (GI/woodland creation) alongside the development of the northern part 
of the site COL023 (development site), therefore no development is proposed, and the nature and extent of harm has not been considered in this regard. 
 
In terms of merging, the site has been promoted along with others as part of a Green Infrastructure network (GI/woodland creation) alongside the development of the northern part 
of the site COL023 (development site), therefore no development is proposed and the nature and extent of harm in this regard is not considered 
 
In terms of assisting in the safeguarding of encroachment of the countryside, the site is being proposed for GI/woodland creation alongside the site development of COL023 
(northern part of the site), therefore no development is proposed nature and extent of harm in this regard is not considered 
 

https://epsom-ewell.inconsult.uk/draftlocalplan2022_2040/consultationHome


Land near Downs Road -north (COL020) 
Defensible Boundaries: The site is defined by physical features, mainly field hedging and property boundaries. The site as a whole is completed detached from the existing 
settlement edge however woodland creations does not constituted development and would not require changes to the GB boundary. 

To what extent can the consequent impacts on the purposes of the Green Belt be ameliorated or reduced to the lowest reasonably practicable extent? (Calverton (v)) 
The proposed woodland use would not require changes to the Green Belt.  

Conclusion as to whether there are exceptional circumstances to justify the release of the site from the Green Belt. 
The proposal for woodland creation would not be inappropriate development and does not require changes to the GB boundary  

 



Land near Downs Road -South (COL021) 

 
Site Location Plan 

 
Site Boundary 

 
  Previously Developed Land or greenfield land  

Land 98.6 %; Road/Path/track 1.39% 

 Site Area: 0.8 ha Assessed Yield: Woodland as part of other sites (COL020, 21, 23 and WOO019) 
 

Relevant Green Belt parcel 
 
The site sits within Green Belt parcel 7  which scores the following for Purpose 1-3 scores 
 

Parcel ID Site Description Purpose score 1 Purpose score 2 Purpose score 3 Overall Score 

P07 
Land between Downs 
Road and Ashley Road 

3 2 2 7 

Purposes of Green Belt  
1) to check the unrestricted sprawl of large built-
up areas;  
2) to prevent neighbouring towns merging into one 
another;  
3) to assist in safeguarding the countryside from 
encroachment 

Scores 
0 Parcel does not perform against the purpose 
1 Parcel is lower performing 
2 Parcel is moderately performing 
3 Parcel is higher performing 

 

 



Land near Downs Road -South (COL021) 
Accessibility  
 
Reg 18 Transport Assessment 
The scores 16.5 against the multi-criteria 
analysis. This is moderate scoring relative to other 
sites (highest score 25.5), ranking 191/256  
In the context of other GB sites, the site ranks 
moderately.    
 

Well served by public transport? 
 
Nearest Train Station: Epsom Downs 1.3 miles (28 
mins walk) and Epsom 1.4 miles (30 mins walk), 
Tattenham Corner 0.8 miles (20 mins walk) 
 
Nearest Bus stops and routes:  
South along Ashley Road and Epsom Racecourse,  
408 Epsom to Cobham (hrly service) 
460 Epsom to Crawley hourly service (Mon-Fri) 
480 Epsom to Preston (Tattenham Corner) every 45 
mins (Mon-Sat, Sunday fewer services) 
 

 

 
Aerial Photo 

Site description  
The site is a small paddock, open with no buildings located away and detached from the settlement edge. It sits opposite buildings as part of Epsom Downs Racecourse and open 
racecourse beyond this. To the East of the site is a public house and car parking and the the North and West land is in uses associated with the horse racing industry.  
 
The site is not being proposed for development but for woodland creation along with others as part of GI enhancement alongside the proposed development of COL023 (REG18 
REP660 Savills. Land East of Downs Road)  

What is the nature and extent of the harm to the Green Belt in this location if the site is developed? (Calverton (iv)) 
The site is a very small part (approximately 4%) of a much larger parcel 7, which scores high against purposes in terms of sprawl. The parcel scores moderately against the purpose of 
merging and safeguarding the countryside from encroachment. The parcel has an overall high score of 7. The proposed woodland use would not harm the Green Belt in this location 
and would not require changes to the Green Belt. 
 
In terms of sprawl, the site is not being proposed for development but as part of site COL023 (development of part of the site) and others (for GI, woodland creation), therefore the 
nature and extent of harm in this regard is not considered. 
 
In terms of merging, the site is not being proposed for development but as part of site COL023 (development of part of the site) and others (for GI, woodland creation), therefore the 
nature and extent of harm in this regard is not considered. 
 
In terms of assisting in the safeguarding of encroachment of the countryside, the site is not being proposed for development but as part of site COL023 (development of part of the 
site) and others (for GI, woodland creation), therefore the nature and extent of harm in this regard is not considered. 

https://epsom-ewell.inconsult.uk/draftlocalplan2022_2040/consultationHome
https://epsom-ewell.inconsult.uk/draftlocalplan2022_2040/consultationHome
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https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/SD02.EEBC%20-%20Regulation%2019%20-%20Proposed%20Submission%20Local%20Plan.pdf


https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/SD02.EEBC%20-%20Regulation%2019%20-%20Proposed%20Submission%20Local%20Plan.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/SD02.EEBC%20-%20Regulation%2019%20-%20Proposed%20Submission%20Local%20Plan.pdf
https://storymaps.arcgis.com/stories/20935e1fcb1f47b3ba0ff6cacd063e8f
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/SD02.EEBC%20-%20Regulation%2019%20-%20Proposed%20Submission%20Local%20Plan.pdf
https://www.epsom-ewell.gov.uk/sites/default/files/documents/residents/planning/planning-policy/other-planning-documents/examination/SD02.EEBC%20-%20Regulation%2019%20-%20Proposed%20Submission%20Local%20Plan.pdf
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