
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

      

Epsom & Ewell Borough Council and Allies & Morrison Urban Practitioners 

December 2011 

      

Upper High Street, Depot Road and Church Street Consultation Paper 



 

 

Contents 
 

Introduction        2 
 
The Options        4 
 
Option 1 Foodstore on Upper High Street  6 
 
Option 2 Foodstore on Depot Road   10 
 
Option 3 Foodstore on Church Street   13 
 
Questions        17 
 
Implementation       18 
 
The Next Stage       19 
 
 

 
 
 
 
 
 
 

 
 

Plans and Tables 
 
Site Plan          3 
 
Table 1          4 
 
Figure 1: Development Brief Option 1    5 
 
Figure 2: Option 1 Layout       6  
 
Figure 3: Option 1a Layout      7  
 
Tables 2 and 3        8 
 
Figure 4: Development Brief Option 2    9 
 
Figure 5: Option 2 Layout      10 
 
Table 4          11 
 
Figure 6: Development Brief Option 3    12 
 
Figure 7: Option 3 Layout      13 
 
Figure 8: Option 3a Layout      14  
 
Tables 5 and 6        15 

 
 
  



Epsom & Ewell Borough Council 
Upper High Street, Depot Road and Church Street Consultation Paper 
December 2011 

1 
 

Introduction 
We are preparing a Development Brief for the Upper High Street, Depot Road and Church Street (west) opportunity sites.  These provide a significant development opportunity on the Town Centreôs eastern edge. This 
development brief will provide the link between local planning policy and on the ground implementation.  It will be a positive tool that ensures that the site is comprehensively redeveloped for appropriate uses that 
contribute to the economic vitality and viability of the whole Town Centre.  
 
You have already told us what uses you think are appropriate for these sites1 and we are now giving you an opportunity to tell us how these uses could be distributed.  This consultation paper outlines a series of 
development options, which identify where the different land uses already allocated in Plan E could be located within the site area.  We would like you to tell us which one you think will be the best for Epsom Town 
Centre and why.     
 
In preparing options for the Development Brief, we have taken full account of local and national planning policy, on-site opportunities and constraints; and other local issues such as townscape character and 
appearance, and the historic environment.  We have also engaged with the landowners.  This has helped us to develop the options in this consultation paper. 
 
The Upper High Street, Depot Road and Church Street Development Sites 
The Development Brief sites are in a number of different landownerships, including both the Borough Council and Surrey County Council.  There are a variety of existing uses across the sites, including public car 
parking, homelessness prevention housing, a place of worship, police, fire and ambulance stations, two private members clubs, a health clinic, an electricity sub- station, employment uses and a vacant site (owned by 
Tesco Stores Ltd).  A number of landowners have stated a desire to relocate and redevelop their parts of the site.  The Development Brief can help them achieve their objectives. 
 
The adjoining Upper High Street/ Upper Town area dates from the Victorian period and is now largely included within the Town Centre Conservation Area.  This area forms the eastern extent of the Town Centreôs 
shopping area, with most of Upper High Streetôs retail units identified as secondary retail frontages.  Upper High Street provides more independent and specialist shops than the busier areas of the Town.  The area 
includes a major cinema and a number of restaurants.  This area contains the Council-owned Upper High Street and Depot Road public car parks, which provide long-stay parking provision for the whole of the Town 
Centre.   Plan E identifies the following key elements of this area:  
 
Townscape:  
Å The far eastern end of Upper High Street is a gateway into the Town Centre from the south east.  The transition from the domestic scale residential developments focused around the adjoining Pikes Hill 

Conservation Area into the Town Centre will need careful consideration in design and townscape terms 
Å The northern part of Upper High Street is almost entirely comprised of a Victorian shopping parade, which is of a basically uniform character and appearance.  The southern side of Upper High Street partially 

reflects the northern side but is fragmented by modern mixed use developments, including offices, a cinema and residential uses.  These modern developments are of a bulkier scale, massing and design 
Å The far eastern end of Upper High Street includes the historic former Town Railway Station, which is partially concealed behind a row of single-storey retail units 
Å The large public car parking provision located to the south and east of the vision area serves as a break between the intensive commercial character and appearance of the Town Centre and the adjacent 

domestic scale residential uses. 
 
Public open space:  
Å The area contains wide pedestrian pathways but the overall public realm is poor.  Maintenance of footpaths is not integrated and surface materials are mismatched 
Å There is limited biodiversity. 
 
Access:  
Å The links between this area and the rest of the Town centre are poor.  This is reflected by it having the lowest pedestrian footfall.  There is a direct link between low pedestrian footfall and shopping vitality and 

viability, and the range and type of use attracted to this part of the Town Centre 
Å The area is separated from the High Street, and the rest of the Town Centre, by the Quadrant junction.  Pedestrian routes across this junction are complex and unattractive, and consequently this junction is a 

major barrier between the Upper Town and the rest of the Town Centre 
Å Upper High Street provides a direct cycle route into the Town Centre from the south east but as with other gateways into Epsom existing cycle routes end as they enter the Town Centre 
Å Need to retain an appropriate level of public long-stay parking provision in adjacent car parks.  The management and charging regime for this provision will seek to optimise their usage 
Å Pedestrian links between the car parks and Upper Town need to be improved (to draw town centre uses up into Upper High Street) in terms of safety, lighting, signage and overall public realm 
Å The Depot Road pedestrian junction with Church Street could be improved to potentially develop the routes that run between the car parks, Dulshott Green, Hope Lodge, the Town Hall Square and the Market 

Place and the Town Centre beyond. 
 

                                            
1
 We have already undertaken an initial exploration of the siteôs development potential, through a public consultation exercise, the Dialogue Study (2007), and through the development and production of Plan E, an Area Action Plan for 

Epsom Town Centre.   
 
Plan E includes two site specific allocation policies, E14 and E17G, which set out the objectives for the redevelopment of these sites for a mix of uses that will positively contribute to the continued vitality and viability of the wider Town 
Centre. Plan E was submitted to the Secretary of State for Independent Examination on 30 April 2010 and formally became local policy on 19 April 2011. 
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Potential Constraints: 
Å The entire site is crossed by electric power cabling, which runs from the southwest corner of the site through to the electricity substation, located in the middle of the site, before continuing to the northeast corner 

of the site.  Additional electric power cabling passes through the vacant land to the immediate north of the substation.  Relocating the substation and its associated infrastructure has been considered in the past 
but such an approach would make redevelopment unviable.  The infrastructure provider has secured easements to allow access onto the substation and its associated infrastructure.  All of our options assume 
that the electricity substation will stay in its current location and that development will take place around the underground cabling.  We believe that this is the easiest and most viable way forward for the 
comprehensive redevelopment of the site 

Å Epsom Town Centre is built over a Major Aquifer, a natural underground water source which supplies drinking water for human consumption. As a result, the majority of the Town Centre is identified within an 
Inner Source Protection Zone that serves the East Street Pumping Station. This has implications for the design of new developments and certain types of renewable energy sources, specifically ground source 
heat pumps 

Å A significant area of Epsom Town Centre has been identified as a Critical Drainage Area by the Borough-wide Strategic Flood Risk Assessment (SFRA).    The area is considered to be at specific risk from rain 
water flooding.  The Council is currently preparing a Surface Water Management Plan, which will provide further data and guidance on this source of flood risk. The higher level of flood risk from rain water 
flooding may have implications for future development proposals. Plan E identifies the Upper High Street and Depot Road opportunity site as an area that could be affected (either in part or in full) by this source 
of flood risk 

Å The development brief site lies on the outer edges of three Conservation Areas ï The Town Centre, Pikes Hill and Church Street Conservation Areas.  Consequently, the character, appearance and design of 
future redevelopment proposals will be an important consideration.  In particular, the impact of the height of new buildings upon the existing townscape has been identified as a key consideration.  To address this 
issue Plan E introduces a building height policy approach, which identifies the locations where taller buildings may be considered.  Plan E identifies the central area of the development brief site as being a 
potentially appropriate location for taller buildings (up to 16m in height, from ground level to eaves height), while the remainder of the site is considered suitable smaller scale buildings (up to 12m in height, from 
ground level to eaves height).   

 

  
 
The Upper High Street, Depot Road and Church Street Development Brief Area  
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The Options 
 
Our objective is to prepare a Development Brief that is compliant with Plan E, by delivering the following: 
 
Upper High and Depot Road site 

 A new small to medium sized foodstore (about 2000 sqm of retail floorspace) 

 A minimum of 130 new houses, of which at least 52 must be affordable homes 

 Replacement of the housing provided at Phoenix Court 

 A new place of worship. 
 
We also want to ensure that the redevelopment of this site provides enough public car-parking to meet future needs; which we think means providing about 450 parking spaces.   
 
Church Street (west) site 

 Provide an opportunity to improve existing on-site community services through their relocation, co-location or consolidation; either as part of the redevelopment of this site or onto an alternative site 

 Up to 50 new homes, designed to enhance the character and appearance of this part of Church Street. 
 
Although we are presenting the options for the Church Street (west) site alongside those for the Upper High Street and Depot Road site, these can be considered separately.  We are asking you for your comments on 
the Church Street (west) site separately so that we can mix and match with the options for the wider site. 
 
Whilst the options demonstrate some flexibility, the quantity of retail floorspace is already fixed and is not open to discussion.  Although Plan E envisages up to 208 new dwellings across the sites, the precise balance 
between parking and housing provision varies between the options and is a matter on which you can comment.  Land uses not included in the options may not be considered at this stage.  The final Brief will consider 
only those uses agreed within Plan E although the distribution of those uses across the sites is up for consideration at this stage.  The blocks shown on the four options are indicative and should only be considered as a 
general guide of how the site will be developed.   
 
The options also indicate how new access arrangements may be introduced across the site, and how biodiversity and landscape improvements could be incorporated.   
 
All of the options assume the relocation of the fire station and ambulance station in the medium to long term.  This has been confirmed by our discussions with the fire and rescue service  and ambulance service, during 
which they have indicated that the current fire station building is nearing the end of life and that the ambulance service are moving to a new service model.  The release of the fire station site will be dependent upon 
securing an alternative location within the Borough ï one that better serves their emergency response-time needs and incorporates improvements in operational assurance.  Any relocation away from the Town Centre to 
a new site within the Borough will be the subject of public consultation.  One of the options considers the relocation and consolidation of the two emergency services onto a single site.  Whilst this may appear attractive 
there is a question as to whether this option is financially viable. 
 
When preparing the options we have tried to ensure that they are financially viable and can be delivered.  As part of this process we have carried out a strategic level viability appraisal of the three options..  Our viability 
appraisals assume that: 

 Planning permission will be granted for each of the three options 

 There are no abnormal ground conditions 

 Landowners will work with the Council to deliver the options, and 

 If necessary underground electrical cabling can be moved at a reasonable cost.  
 
Our viability testing shows that the proposed schemes are all broadly viable, given the scheme and unit mix and are in keeping with Plan E. The overall viability of individual schemes will depend on the potential to buy 
adjoining sites from other land owners and the cost of moving underground cabling to facilitate development in some instances.  Any other abnormal costs such as land clean-up could impact negatively on viability.  Our 
strategic level viability appraisal should only be used as a guide; it is not intended as a formal valuation and should not be relied upon as such.  
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Option 1 Foodstore on Upper High Street 
This option delivers a new foodstore on Upper High Street.  It retains surface level parking on most of the current Upper High Street car park site and upon part of the Depot Road car park site.  It envisages a new multi-
storey car park on the remaining Depot Road site, the former print works and Phoenix Court.  New housing will be delivered fronting onto Upper High Street, Church Street and on part of the Depot Road car park.  An 
alternative option (Option 1a) envisages a greater number of new houses on the Depot Road site.  This option requires a new access route onto the Depot Road site from Church Street.  This option envisages the 
Church Street health centre remaining in situ, whilst the remainder of the emergency services site is redeveloped for housing.   This is the second most viable of the options being tested, with potential values rising with 
the number of residential units. 
 
Option 2 Foodstore on Depot Road 
This option shows a new foodstore within the centre of the site, on land currently forming part of the Depot Road car park.  It retains surface level paring on most of the Upper High Street car park and upon part of the 
remaining Depot Road site.  New housing will be delivered on the frontage of Upper High Street on the former Iceland site; an alternative option being a higher density scheme.  A new access route will be provided onto 
Depot Road and this will enable more new housing on land currently occupied by the fire station, former print works and the two clubs.  There will opportunities for small-scale retail uses at ground level that will 
complement the adjoining foodstore.  This option envisages the relocation and consolidation of the fire and ambulance uses onto the Church Street (west) emergency services site.  Our viability appraisal suggests that 
this is the least valuable of the options being tested.   
 
Option 3 Foodstore on Church Street 
This option provides a new foodstore on the frontage of Church Street on land currently occupied by the fire station and potentially part of the Conservative Club.  It retains car parking on Upper High Street, either in the 
form of a multi-storey car park with some housing (Option 3) or entirely as a surface level car park (Option 3a).  This option retains some car parking on the Depot Road site.  New housing is provided on the remainder 
of the Depot Road site and on the former print works.   New housing will also be built fronting Upper High Street, on the former Iceland site and potentially fronting Church Street, on the site of the Epsom Club.  This 
option envisages the redevelopment of the whole Church Street (west) emergency services site for housing.  Our viability appraisal suggests that this option is potentially the most valuable of the options being tested; 
values potentially rising with the number of residential units. 
 
The following table summarises the Development Brief options: 
 
Development Brief Summary of Options 

Totals  Residential (units) Retail (sqm) GROSS Food Box (sqm) GROSS Car Parking Spaces 

Option 1  147 545 2047 598 

Option 1a  164 545 2047 561 

      

Option 2  118 1107 2026 427 

      

Option 3  193 150 1984 496 

Option 3a  182 150 1984 522 
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Option 1 Foodstore on Upper High Street 
 
This option seeks the redevelopment of the two sites by 
focusing upon the retention and enhancement of some of 
the existing community facilities located along Church 
Street.  It envisages that a new place of worship will be built 
upon the United Reformed Church site2 and that the Epsom 
Club and healthcare centre will remain in their current 
locations.  The overall concept behind this option is set 
under Figure 1.  
 
The Consultation Paper presents two options for the 
remainder of the site which will deliver a mix of retail, 
housing and car park provision.  Option 1 delivers a higher 
level of parking (444 spaces) whilst Option 1a envisages 
less parking (407 spaces) and more housing (164 homes); 
the additional housing being on Sites E and F.   The 
differences in delivering this option are set out under 
Figures 2 and 3. 
 

 

 

Figure 1: Development Brief Option 1 

2
 There is an existing planning permission for the site, which 

provides for a new place of worship. 

 

Electricity  
Sub  
Station 
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Figure 2: Option 1 Layout 

This option delivers a new small-medium sized foodstore at the 
eastern end of Upper High Street (Site B)3.  The foodstore 
incorporates decked car parking, providing for 154 spaces.  This part 
of the site will include 21 new homes and some smaller shop units 
(Site A), which will also front onto Upper High Street.  A new access 
route into the site will be created; this route corresponds with the 
underground electricity cabling which runs through this part of the 
site. 
 
An improved surface-level car park (Site C) with 189 spaces will be 
provided to the east of the foodstore, with access off Upper High 
Street.  The car park will also provide service access to both the 
adjoining foodstore and electricity substation. 
 
An additional surface-level car park (Site D) will be retained on Depot 
Road.  Depending on the scale of housing provision across the wider 
site, this car park could provide between 34 to 71 spaces.  A multi-
storey car park (Site F/ H)4 provides a further 184 spaces.  There is 
an opportunity to also provide some smaller scale retail uses at the 
ground floor (about 400 sqm). 
 
 

 

3
 The different sites are identified on the accompanying maps by letters.   

4
 On some of the alternative options, the same site is identified by a 

different letter (in this case F is identified as H in Option 1a).    
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  Figure 3: Option 1a Layout 

A new access route onto the site from Church Street will be created 
through the land currently occupied by the fire station, Phoenix Court 
and the Conservative Club.  This route will serve the new housing 
being built along the Church Street frontage (Sites G/ I and H/ J) and 
within the Depot Road site itself (Sites E/ G and F).  The new access 
route will link with Depot Road and also provide a through route to the 
multi-storey car park.  This option could deliver 90 to 107 new homes 
on this part of the site. 
 
This option envisages up to 32 new homes on the site of the 
ambulance and police stations (Site I/ K).  It identifies an opportunity 
for a higher density housing scheme fronting onto Church Street 
(west) with lower density ófamily-homesô fronting onto the Parade at 
the rear of the site.  Access onto the site will be provided from Church 
Street.      
 
The scale of housing, retail floorspace and car parking proposed 
under this option is set out under Tables 2 and 3.  These also include 
a breakdown of building footprints and heights. 
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Tables 2 and 3 
 
Development Brief Option 1 

Block 
Ref 

 Footprint 
(sqm) 

Storeys Residential 
(sqm) 

Residential  
(units) 

Retail (sqm) 
GROSS 

Food Box 
(sqm) GROSS 

Car Parking Spaces 

A GF 150 1   150   

 GF 418 1 418 5    

 1-2F 568 2 1136 14    

B GF 2047 1    2047  

 1-3F 2047 3     154 

C Surface 4721      189 

D Surface 1768      71 

E1 G-2F 397 3 1191 15    

E2 G-2F 377 3 1131 14    

E3 G-2F 180 3 540 7    

F G 395 1   395   

 G 1543 1     39 

 1-3F 1939 3     145 

G G-3F 452 4 1808 23    

H G-3F 610 4 2440 31    

I G-3F 633 4 2532 32    

         

Houses     7    

         

Total    11196 147 545 2047 598 

 
 

Development Brief Option 1a 

Block 
Ref 

 Footprint 
(sqm) 

Storeys Residential 
(sqm) 

Residential  
(units) 

Retail (sqm) 
GROSS 

Food Box 
(sqm) GROSS 

Car Parking Spaces 

A GF 150 1   150   

 GF 418 1 418 5    

 1-2F 568 2 1136 14    

B GF 2047 1    2047  

 1-3F 2047 3     154 

C Surface 4721      189 

D Surface 855      34 

E G-2F 180 3 540 7    

F G-2F 377 3 1131 14    

G1 G-2F 397 3 1191 15    

G2 G-2F 277 3 831 10    

G3 G-2F 180 3 540 7    

H G 395 1   395   

 G 1543 1     39 

 1-3F 1939 3     145 

I G-3F 452 4 1808 23    

J G-3F 610 4 2440 31    

K G-3F 633 4 2532 32    

         

Houses     7    

         

Total    12567 164 545 2047 561 
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Option 2 Foodstore on Depot Road 
 
This option seeks to deliver a foodstore within the centre of 
the site, with new housing, emergency services and 
enhanced car parking being provided across the rest of the 
site.  It also envisages a new through route providing 
access from Church Street to Upper High Street.  This 
Option provides 427 parking spaces and 118 new homes. 
The overall concept for this option is set out under Figure 4. 

 

Figure 4: Development Brief Option 2 

Electricity  
Sub  
Station 
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This option delivers a small-medium sized foodstore (Site D) within 
the middle of the site, upon land currently used as the Depot Road 
car park.  The foodstore incorporates decked car parking with 152 
spaces.  The foodstore is served by a new access route from Church 
Street.   
  
There is an opportunity for new housing fronting onto Upper High 
Street (Sites A and B).  This could deliver at least 41 new homes.  
There is also an opportunity for a small-scale retail use (Site A) 
fronting onto Upper High Street.   A new access route into the site will 
be created; this route corresponds with the underground electricity 
cabling which runs through this part of the site. 
 
An improved surface-level car park (Site C) is provided to the east of 
the above mentioned housing, with access off Upper High Street.  
The car park will provide 199 parking spaces.  It will also provide 
service access to both the foodstore (Site D) and electricity 
substation. 
 
An additional surface-level car park (Site E) will be retained on part of 
Depot Road.  This provides 76 spaces.   
 
This option delivers 35 new homes on land current occupied by the 
former print works, part of Depot Road car park, Phoenix Court and 
the fire station (Site F).  At ground level there will be small-scale retail 
provision that compliments the adjoining foodstore and will help to 
draw pedestrians across the site, encouraging linked trips to the rest 
of the Town Centre.  A further 34 new homes will be built fronting 
onto Church Street on land currently occupied by the Conservative 
and Epsom Clubs (Site G).    A new place of worship will be built 
upon the United Reformed Church site. 
 
A combined ambulance and fire station will be delivered on Church 
Street (Site H).  It is envisaged that emergency service vehicles could 
enter this site from Dulshott Green and exit onto Church Street.  
 
The scale of housing, retail floorspace and car parking proposed 
under this option is set out under Tables 4.  The table also includes a 
breakdown of building footprints and heights. 
 
 

 

Figure 5: Option 2 Layout 
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Table 4 
 
Development Brief Option 2 

Block 
Ref 

 Footprint 
(sqm) 

Storeys Residential 
(sqm) 

Residential  
(units) 

Retail (sqm) 
GROSS 

Food Box 
(sqm) GROSS 

Emergency 
Services 
(sqm) 

Car Parking 
Spaces 

A GF 150 1   150    

 GF 448 1 448 6     

 1-2F 598 2 1196 15     

B G-2F 739 3 2217 28     

C Surface 4975       199 

D G 2026 1    2026   

 1-3F 2026 3      152 

E Surface 1892       76 

F G 957 1   957    

 G 487 1 487 6     

 1-2F 1163 2 2326 29     

G G-3F 689 4 2756 34     

H G 920      920  

          

Total    9430 118 1107 2026 920 427 

 

 
  



Epsom & Ewell Borough Council 
Upper High Street, Depot Road and Church Street Consultation Paper 
December 2011 

12 
 

 
  

 

Option 3 Foodstore on Church Street 
 
This option seeks to deliver a new small ï medium sized 
foodstore along the Church Street frontage on land 
currently occupied by the fire station, part of the Depot 
Road car park, Phoenix Court and the Conservative Club.  
This option provides a new access point serving the 
foodstore and enhanced parking provision from Church 
Street.  It also seeks to extend and enhance Depot Road, 
providing a new through route linking Church Street and 
Upper High Street.  The overall concept for this option is set 
out under Figure 6. 
 
The Consultation Paper presents two variations of this 
option; Option 3 with a greater number of new homes (193 
houses) and fewer parking spaces (496 spaces) and Option 
3a with less housing (182 homes) and more parking (522 
spaces). 

 

Figure 6: Development Brief Option 3 

Electricity  
Sub  
Station 


