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The Ashley Centre, High Street, Epsom, Surrey, KT18 5AB 

 

Ward: Town Ward 

Site: The Ashley Centre 

High Street 

Epsom 

Surrey 

KT18 5AB 

Application for: Alterations and improvements to the East Entrance, 
including new paving, over-cladding to elevations, new 
aluminium framed sliding doors, new lighting features, 
signage zones and associated works 

Contact Officer: Ginny Johnson 

1 Plans and Representations 

1.1 The Council now holds this information electronically.  Please click on the following link 

to access the plans and representations relating to this application via the Council’s 

website, which is provided by way of background information to the report.  Please note 

that the link is current at the time of publication and will not be updated.  

Link: https://eplanning.epsom-ewell.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=QPA6A9GYK1A00 

2 Summary 

2.1 This is a minor planning application, which has been called in to Planning Committee by 

Councillor Dallen on 24.10.2021, due to the Application’s potential impact on the Town 

Centre Conservation Area, failing to comply with Policy CS5 of the Core Strategy (2007) 

and Policies DM8, DM9 and DM10 of the Development Management Policies Document 

(2015). 

2.2 The proposal seeks to refurbish the existing East Entrance of The Ashley Centre, which 

fronts the High Street to the north. The proposed development forms part of a wider, 

largely internal refurbishment of The Ashley Centre (note that internal works do not 

require planning permission).   

2.3 In light of the challenges emanating from the Covid-19 pandemic, the proposal seeks to 

improve the entrance of The Ashley Centre, to improve the legibility and attractiveness of 

this, to draw shoppers in, benefiting the wider town centre. For clarity, the proposal would 

not result in the loss of retail floorspace within the Primary Shopping Area.  

2.4 The design of the proposal has evolved to respond to comments raised by the Local 

Planning Authority’s Design and Conservation Officer, which resulted in several, 

considered iterations, to reach the final proposed design.  
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2.5 The Local Planning Authority’s Design and Conservation Officer has not identified any 

harm to the heritage asset as a result of the proposal. As no harm has been identified, it 

is not necessary to weigh up the public benefits against any identified harm. The 

proposal would therefore be in accordance with Section 72 of the Planning (Listed 

Buildings and Conservation Areas Act 1990) and Policy DM8 of the Development 

Management Policies Document 2015.  

2.6 Officers recommend the application for approval, subject to Conditions and Informatives. 

3 Site description 

3.1 The Application Site (‘Site’) comprises the East Entrance of The Ashley Centre, within 

Epsom’s town centre. The Site is one of three main pedestrian access points to The 

Ashley Centre and is situated to the north of the shopping centre.  

3.2 The Site is predominately surrounded by retail units, with the East entrance providing key 

access to retail units within The Ashley Centre itself.  

The Site is designated: 

 As a Primary Shopping Area 

 Within Epsom Town Centre Conservation Area 

 Within an Area of High Archaeological Potential. 

3.3 The Site is not Listed, but it is located in proximity to Listed Buildings, including at 72 

High Street, 74-76 High Street, 107 High Street, and 109-113 High Street. 

Proposal 

3.4 The proposal seeks to refurbish the existing East Entrance of The Ashley Centre, which 

fronts the High Street to the north.  

3.5 The proposed development forms part of a wider, largely internal refurbishment of The 

Ashley Centre (note that internal works do not require planning permission).   

4 Comments from third parties 

4.1 The application was advertised by means of letters of notification to 36 neighbouring 

properties. The application was advertised on 18.03.2021 and again on 05.10.2021.  

4.2 2 objections were originally received, following consultation on 18.03.2021, regarding: 

 Paving 

 Design 

4.3 2 objections, including an objection from the Epsom Civic Society, were received, 

following consultation on 05.10.2021, regarding: 

 Design 

4.4 An updated Site Notice was displayed on 08.10.2021. The Application was advertised in 

the local paper.  
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5 Consultations 

5.1 Surrey County Council Archaeology: no objections 

5.2 Surrey County Council Highways: no objection 

5.3 EEBC Design and Conservation Officer: no objection 

6 Relevant planning history 

6.1 There is an extensive planning history relating to the Ashley Centre. However, there is no 

recent (within 5 years) or relevant planning history relating to the entrances of the Ashley 

Centre, of relevance to this proposal. 

7 Planning Policy 

National Policy Planning Framework (NPPF) 2021 

Chapter 7  Ensuring the vitality of town centres 

Chapter 16  Conserving and enhancing the historic environment 

Core Strategy 2007 

Policy CS5  The Built Environment 

Development Management Policies Document 2015 

Policy DM8  Heritage Assets 

Policy DM9  Townscape character/distinctiveness 

Policy DM10 Design for new developments 

 
Plan E 2011 
Policy E9  
 
Shopfront Design Guide - Supplementary Planning Document May 2012 
 
Epsom Town Centre Conservation Area Character Appraisal (2009) 

8 Planning considerations 

Principle of development 

8.1 Policy CS14 states that measures to improve Epsom town centre, including new 

development, will be encouraged especially where they help it to adapt and reinforce its 

role in meeting the needs of the local community and acting as a focus for a range of 

activities (including retail, cultural, business, leisure and residential) and where they 

recognise and build on the distinctive character of the place. 

8.2 Paragraph 81 of the NPPF sets out that planning decisions should help create the 

conditions in which businesses can invest, expand and adapt. 

8.3 Paragraph 86 of the NPPF sets out that planning decisions should support the role that 

town centres play at the heart of local communities, by taking a positive approach to their 

growth, management and adaption.  

8.4 The proposal seeks to refurbish the existing East Entrance of The Ashley Centre, 

forming part of a wider, largely internal refurbishment of the shopping mall (note that 

internal refurbishment does not require planning permission).  



09 December 2021 21/00327/FUL  
  

 

 
 

8.5 In light of the challenges emanating from the Covid-19 pandemic, the proposal seeks to 

improve the entrance of The Ashley Centre, to improve the legibility and attractiveness of 

this, to draw shoppers in, benefiting the wider town centre. For clarity, the proposal would 

not result in the loss of retail floorspace within the Primary Shopping Area.  

8.6 The proposal is considered to accord with Policy CS14 and paragraphs 81 and 86 of the 

NPPF, by encouraging improvement of the entrance of the shopping mall, to encourage 

pedestrian footfall, benefiting the wider town centre.  

Design and heritage 

8.7 Policy CS5 requires development proposals to protect and enhance the Borough’s 

heritage assets, including historic buildings and conservation areas. High quality and 

inclusive design will be required for all developments. 

8.8 Policy DM8 seeks to resist the loss of Heritage Assets and sets out that every 

opportunity to conserve and enhance them should be taken by new development. 

8.9 Policy DM9 states that planning permission will be granted for proposals which make a 

positive contribution to the Borough’s visual character and appearance. 

8.10 Policy DM10 requires development proposals to incorporate principles of good design. 

8.11 Policy E9 requires high quality, well designed and well-connected public realm, to 

improve the character, appearance and overall attractiveness of the Town Centre. 

Proposals for new development will, where appropriate deliver (inter alia): 

 The rationalisation of existing street furniture and paving 

 Improvement to the visual appearance of buildings in the Town Centre, particularly 

those within the Conservation Area. 

8.12 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states 

that in considering applications within a Conservation Area, Local Planning Authorities 

must pay special attention to the desirability of preserving or enhancing the character 

and appearance of the area.  

8.13 Paragraph 195 of the NPPF sets out that Local planning Authorities should identify and 

assess the particular significance of any heritage asset that may be affected by a 

proposal (including by development affecting the setting of a heritage asset) taking 

account of the available evidence and any necessary expertise. They should take this 

into account when considering the impact of a proposal on a heritage asset, to avoid or 

minimise any conflict between the heritage asset’s conservation and any aspect of the 

proposal. 

8.14 Paragraph 199 of the NPPF sets out that when considering the impact of a proposed 

development on the significance of a designated heritage asset, great weight should be 

given to the asset’s conservation (and the more important the asset, the greater the 

weight should be). This is irrespective of whether any potential harm amounts to 

substantial harm, total loss or less than substantial harm to its significance.  

8.15 Paragraph 201 of the NPPF sets out that where a proposed development will lead to 

substantial harm to (or total loss of significance of) a designated heritage asset, local 

planning authorities should refuse consent, unless it can be demonstrated that the 

substantial harm or total loss is necessary to achieve substantial public benefits that 

outweigh that harm or loss. 
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8.16 Paragraph 202 of the NPPF sets out that where a development proposal will lead to less 

than substantial harm to the significance of a designated heritage asset, this harm should 

be weighed against the public benefits of the proposal including, where appropriate, 

securing its optimum viable use. 

8.17 The application of the statutory duties within 72 of the Planning (Listed Buildings and 

Conservation Areas) Act 1990 combined with the guidance contained in the NPPF 2021 

means that when harm is identified, whether that be less than substantial or substantial 

harm, it must be given considerable importance and great weight.  

8.18 The Ashley Centre is not listed, but there are several statutorily listed buildings nearby, 

including: 

 107 High Street and 109-113, located directly to the west of the Site and are both grade 

II listed (ListEntries: 1028565 and 1213134 respectively) 

 The Epsom School of Art Extension, located opposite the site at 74-76 High Street and 

is grade II listed (List Entry: 1213288). 

8.19 The Site is located within the Epsom Town Centre Conservation Area. The Epsom Town 

Centre Conservation Area Character Appraisal (2009) notes that The Ashley Centre is 

responsible for much of the bustling character of Epsom.  

8.20 The design of the proposal has evolved during the determination period of this 

application, as the Applicant responded to comments from the Local Planning Authority’s 

Design and Conservation Officer. Amended (and final) drawings were formally submitted 

on 30.09.2021, with an accompanying cover letter and “planning response” document. 

For clarity, re-consultation took place on these drawings.  

8.21 The below sets out how the Applicant has amended the scheme to address previous 

concerns raised by the Local Planning Authority’s Design and Conservation Officer.  

Mix of elements 

8.22 The Local Planning Authority’s Design and Conservation Officer considered that the 

original proposal had resulted in a mix of elements on the front elevation, including 

altering elements of it, which would result in a building that would be even more out of 

place within the street.  

8.23 The amended (and final) proposal seeks to retain brick treatment to the flank elevations, 

to reflect surrounding buildings and ensure that the turret stands out as a more distinctive 

feature given the Portland Stone effect Glass Reinforced Concrete (GRC) used on that 

element.  

8.24 The amended (and final) proposal’s windows include new white frames, glazing bars and 

glazing. The windows on the flank walls have been designed to reflect those of adjoining 

buildings. The proposed new windows would be consistent with the size and proportion 

of the existing windows, in response to the Local Planning Authority’s Design and 

Conservation Officer’s comments.  

8.25 In terms of the faux windows, the rationale for this is that the existing windows are 

currently blocked out with stocked items in the storage space behind. Faux windows are 

proposed, as a solution to this, but also to keep the rhythm and the façade elements, 

tidying up the elevation.  
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8.26 In response to the Local Planning Authority’s Design and Conservation Officer’s 

comments, mid-level aluminium detail has been introduced to break the fascia element, 

to reduce the apparent height of the fascia, mirror the height of adjacent facias and 

improve its outward appearance.  

Illumination 

8.27  Lighting has been limited to the turret feature and light boxes to the adjacent windows. 

The proposed illumination of the light boxes would be muted.  

Re-paving 

8.28 Proposed re-paving on the public highways has been removed, in response to comments 

from Surrey County Council Highways. New paving is now proposed to be provided in 

the foreground to meet the Highway Authority land, at the ownership boundary.   

Local Planning Authority’s Design and Conservation Officer comments 

8.29 The Local Planning Authority’s Design and Conservation Officer provided a formal 

response on 11.11.2021. It sets out that the updated (and final) drawings address 

previous concerns, particularly in drawings AP(02)1044 Rev 02 and AP(02)1045 Rev 02, 

with the narrower facia and slightly projecting but flat “cornice”.  

8.30 The other updated (and final) drawings appear to show (in the sections) metal or plastic 

box facias signs on the outside of the external face of the building. These are shown in 

drawings AP(02)1044 Rev 04 and AP(02)1045 Rev 04. Any such facia signs should be 

agreed in a separate application for advertisement consent and be in accordance with 

the shopfront design guide.  

8.31 It is recommended that the proposal is approved, with the condition that this is in 

accordance with drawings AP(02)1044 Rev 02 and AP(02)1045 Rev 02.  

8.32 There is no further objection as the basic character of the gateway to the shopping 

centre is not significantly altered in a way that would cause more harm to the character of 

the local area and its heritage assets. 

Officer comments 

8.33 The design of the proposal has evolved to respond to comments raised by the Local 

Planning Authority’s Design and Conservation Officer. The proposal seeks to create an 

updated design to an outdated entrance, with treatment that draws on surrounding 

buildings.  

8.34 The Local Planning Authority’s Design and Conservation Officer has not identified any 

harm to the heritage asset as a result of the proposal. As no harm has been identified, it 

is not necessary to weigh up the public benefits against any identified harm. The 

proposal would therefore be in accordance with Section 72 of the Planning (Listed 

Buildings and Conservation Areas Act 1990) and Policy DM8 of the Development 

Management Policies Document 2015.  

Highways (paving) 
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8.35 Proposed re-paving on the public highways has been removed, in response to comments 

received from Surrey County Council Highways and the Local Planning Authority’s 

Leisure & Leisure Contract Manager. New paving is proposed to be provided in the 

foreground to meet the Highway Authority land, at the ownership boundary. Surrey 

County Council Highways provided an updated response on 11.11.2021, setting out that 

the application would not have a material impact on the safety and operation of the 

adjoining public highway. Informatives are recommended, should planning permission be 

granted.    

Conclusions 

8.1 The principle of development is accepted. In light of the challenges emanating from the 

Covid-19 pandemic, the proposal seeks to improve the entrance of The Ashley Centre, to 

improve the legibility and attractiveness of this, to draw shoppers in, benefiting the wider 

town centre.  

8.2 The design of the proposal has evolved to respond to comments raised by the Local 

Planning Authority’s Design and Conservation Officer. The proposal seeks to create an 

updated design to an outdated entrance, but with treatment that draws on surrounding 

buildings. The design is considered acceptable.    

8.3 Officers recommend the application for approval, subject to Conditions and Informatives.  

Community Infrastructure Levy 

8.4 N/A 

9 Recommendation 

9.1 Grant planning permission, subject to the following Conditions and Informatives: 

Condition(s): 

 
1.The development hereby permitted shall be begun before the expiration of three years from the date 
of this permission. 
 
Reason: To comply with Section 91 of the Town and Country Planning Act 1990 as amended by 
Section 51 (1) of the Planning and Compulsory Purchase Act 2004. 
 
2.The development hereby permitted shall be carried out in accordance with the following approved 
plans: 
 
Site Plan (drawings ref. AP(02)1000P03) 
Existing Ground Floor Plan (drawings ref. 3822-AP(02)1041P02) 
Existing First Floor Plan (drawings ref. 3822-AP(02)1042P02) 
Existing Ground Floor Reflected Ceiling Plan (drawings ref. 3822-AP(02)1043P02)  
Existing Elevations (drawings ref. 3822-AP(02)1044P02) 
Existing Sections (drawings ref. 3822-AP(02)1045P02) 
Entrance Refurbishment: Planning Response (drawings ref. 3822-LJA-Z2-XX-RP-A-0014, Rev 01) 
Proposed Ground Floor Plan (drawings ref. 3822-AP(04)1041P03)  
Proposed First Floor Plan (drawings ref. 3822-AP(04)1042P03) 
Proposed Ground Floor Reflected Ceiling Plan (drawings ref. 3822-AP(04)1043P04) 
Proposed High Street Elevation (drawings ref. 3822-AP(05)1044P04) 
Proposed Elevations (drawings ref. 3822-AP(05)1044P02) 
Proposed Sections (drawings ref. 3822-AP(06)1045P04) 
 
Reason: For the avoidance of doubt and to ensure that the development is carried out in accordance 
with the approved plans to comply with Policy CS5 of the Core Strategy (2007).   
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3.Prior to the commencement of development, details and samples of the external materials to be 
used for the development shall be submitted to and approved in writing by the local planning 
authority.  The development shall be carried out in accordance with the approved details.  
 
Reason: To safeguard the special architectural and historic interest of the character and appearance 
of the conservation area in accordance with Policy CS5 of the Core Strategy (2007) and Policies 
DM8, DM9 and DM10 of the Development Management Policies 2015. 
 
4.No development shall take place on site until: 
(a) an external lighting scheme has been submitted to and approved in writing by the local planning 
authority. Such details shall include location, height, type and direction of light sources, means of 
controlling light spillage and intensity of illumination. 
(b) the external lighting scheme has been installed, maintained and operated in accordance with the 
approved details. 
Any lighting, which is so installed, shall thereafter be maintained and operated in accordance with the 
approved details and shall not be altered other than for routine maintenance.  
 
Reason: In order to safeguard the amenities of the occupiers of neighbouring properties / visual 
amenity / highway safety **** in accordance with Policies CS5 and CS16 of the Core Strategy (2007) 
and Policies DM9 and DM10 of the Development Management Policies 2015. 
 
5.Works related to the construction of the development hereby permitted, including works of 
demolition or preparation prior to building operations shall not take place other than between the 
hours of 08.00 to 18.00 hours Mondays to Fridays; 08.00 to 13.00 hours Saturdays; with no work on 
Saturday afternoons (after 13.00 hours), Sundays, Bank Holidays or Public Holidays. 
 
Reason: In order to safeguard the amenities of the occupiers of neighbouring properties in 
accordance with Policy DM10 of the Development Management Policies 2015. 
 

Informative(s): 

1) In dealing with the application the Council has implemented the requirement in the National 

Planning Policy Framework to work with the applicant in a positive and proactive way.  We have 

made available detailed advice in the form or our statutory policies in the Core Strategy, 

Supplementary Planning Documents, Planning Briefs and other informal written guidance, as 

well as offering a full pre-application advice service, in order to ensure that the applicant has 

been given every opportunity to submit an application which is likely to be considered 

favourably. 

 

2) Your attention is drawn to the need to comply with the relevant provisions of the Building 

Regulations, the Building Acts and other related legislation.  These cover such works as - the 

demolition of existing buildings, the erection of a new building or structure, the extension or 

alteration to a building, change of use of buildings, installation of services, underpinning works, 

and fire safety/means of escape works.  Notice of intention to demolish existing buildings must 

be given to the Council’s Building Control Service at least 6 weeks before work starts.   

 

3) The developer is reminded that it is an offence to allow materials to be carried from the site 
and deposited on or damage the highway from uncleaned wheels or badly loaded vehicles. 
The Highway Authority will seek, wherever possible, to recover any expenses incurred in 
clearing, cleaning or repairing highway surfaces and prosecutes persistent offenders. 
(Highways Act 1980 Sections 131, 148, 149). 
 

4) Notwithstanding any permission granted under the Planning Acts, no signs, devices or other 
apparatus may be erected within the limits of the highway without the express approval of the 
Highway Authority. It is not the policy of the Highway Authority to approve the erection of 
signs or other devices of a non-statutory nature within the limits of the highway. 
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5) The permission hereby granted shall not be construed as authority to obstruct the public 

highway by the erection of scaffolding, hoarding or any other device or apparatus for which a 
licence must be sought from the Highway Authority Local Highways Service. 


