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1.0

INTRODUCTION

Design and Quality Brief
This document outlines the Design and Quality Brief for
the masterplanning and development of five key sites in
Epping Town Centre. The sites are:

The document describes the various constraints and
processes applicable to the over-arching development
including planning and commercial viability.

1.

EPP.R4 Land at St. Johns Road

2.

EPP.R7 Bakers Lane Car Park

This document has been prepared for the Qualis Group
by Corstorphine and Wright Architects with contributions
from Q+A Planning and Lunson Mitchenall- Property
advisors.

3.

EPP.R6 Cottis Lane car Park

The document is comprised of three key sections:

4.

EPP.R8 Land and part of Civic Offices

•

Design Approach

5.

EPP.R5 Epping Sports Centre

•

Vision and Objectives

•

The Sites

This document looks at the commitments we need to
make to satisfy the project objectives; this includes
the project vision and local objectives, design quality,
sustainability objectives, engagement, and robust
design processes.

7. North Weald Airfield

and
part of
Civic Offices
5. EPP.R8
EppingLand
Forest
District
Council
Cottis
Lane
car Park
4. EPP.R6
Cottis Lane
Car
Park
Lane
Car Park
3.EPP.R7
BakersBakers
Lane Car
Park
St. Johns
Road Boys School
2.EPP.R4
EppingLand
TownatCouncil
& Former

Sports Centre
1. EPP.R5
EppingEpping
Sports Centre

Epping Town Centre Sites

6. M25 - Roundhills
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2.0 DESIGN APPROACH
2.1

High Quality Design
Members of the design team are invited to attend these
design reviews to bring a different perspective and to
share experiences.

On all of these projects we will enact a number of
systems and procedures to ensure consistency of design
approach. These approaches will become part of the
overall design and delivery team proposals.

A full Quality Management System (QMS) which has been
developed and implemented previously and complies
with BS EN ISO 9001 will be used. This has been tailored
to meet the requirements of a broad client base and
different projects. The QMS are subject to full external
audits and current copies of certification for the design
team can be provided.

Place making and design quality is central to the
policies in the Epping Forest District Council Local Plan
submission version (LPSV)2017, specifically policies SP3
and DM9, and is firmly on the national policy agenda.
It is recognised that the design quality of development
anywhere in the district is important, especially in
sensitive locations such as the Epping town centre
Conservation Area. Since the town centre is small and
compact and plays a key part in driving the fortunes of
the local economy. All of the allocated sites, together
with existing buildings and public space in the town
centre and wider area has an effect on the design
integrity, character, appeal and function of the whole.

Proper management of the design team creates a trust
and openness based on mutual respect. All members are
bound together in a controlled and co-ordinated way
with the common goal of achieving a successful project.
To assist in this process a number of simple, project
specific tools will be adopted to which all members of the
team contribute and sign up to, these are:

The schemes will require good design at every level
for the siting, design and construction of the buildings
relevant to their location. Good design will help to ensure
that developments contribute to Epping’s distinctive
character, add to the appeal and interest of the built and
natural environment, fit comfortably in their context, are
accessible by a choice of means of transport, minimise the
call on natural resources and contribute to Government’s
targets for reducing carbon emissions and the Council’s
aim to be carbon neutral by 2030.

•

Project Implementation Plan (Pre-contract stage)
to standardise the procedures and methodology of all
members of the design team

•

Project Procedural Manual

•

Regular technical reviews to assess competency
against guidance and technical documents

•

Master Programme to ensure the needs of all the
parties are properly represented in the process

This document seeks to set agreed strategic design
quality benchmarks which will be further refined and
detailed as design proposals are progressed.

•

Formal recorded drawing issue & comment request
sheets - agreed commenting procedures and 		
timescales/ drawing sign-off procedures

Approach:

•

Web based project archive for publishing / reviewing
data for collaborative working

•

Design team management; regular design team
meetings, workshops and co-ordination 		
meetings

•

Agree a Design Responsibility Matrix for all 		
team members to include key points of contact and
roles

We will need to obtain and further develop project
briefs for all of the proposed sites in Epping Town centre
with a clear vision and objectives set out for each. Work
undertaken by the team to date has been limited to a
review of pre-existing documentation, much of which will
need to be re-evaluated and updated to include more
detailed information and analysis.
Alongside a commitment to working with the Local
Planning Authority in established meeting protocols
such as Pre- Application and Quality Review Panel
presentations, our design solutions will be rigorously
tested through an internal design review process. This
process operates as a design charrette, testing and
challenging solutions to ensure that optimum design
solutions are found.
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We will agree and set Key Performance Indicators (KPI’s)
which relate to the over-arching objectives for Qualis and
the project Design Objectives. These will be monitored
and reported on each month at management meetings to
ensure standards are being reached.
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2.0 DESIGN

2.2

Enagagement and Robust Design

The team advocates beginning all projects with an
internal Project Launch; in which the project team
members and specific stakeholders are asked to
participate. We find this to be a good ‘icebreaker’ where
all parties can come together to learn about the project
objectives and drivers, establish their own roles and the
roles of all those involved, together with the expertise and
value that each can contribute to the project as a whole.
Engagement with stakeholders is key to a successful
project; interviews with local residents/ public design
workshops and design festivals as community led
initiatives have all proved to be useful in the past on
large and complex projects and would be used on these
projects. Design Quality Indicator (DQI) workshops have
all been successfully employed in the past to maximise
stakeholder involvement in a project. Each of these
elements will assist in development and refinement of the
brief and help ensure that the whole team buys into the
project; this allows us to communicate and understand
qualitative and locally driven requirements. A lot these
activities will be held against the backdrop of the key
project milestones as agreed in the project plan.
Where there are multiple stakeholders involved, the
expectations of the brief and ultimate design may vary;
it is essential to capture the varying ideas of what creates
a quality solution at the early stages of a project. The
collective design drivers from individual stakeholders
may, in some cases, be in direct conflict, however,
throughout the design process it is our responsibility to
work with the client and design team, to seek solutions
that reconcile conflicting requirements and unify the
stakeholder’s desires. Ensuring that everyone has a
sense of ownership of the project is fundamental, and
to achieve this, engagement with the stakeholders must
begin early on in the design process.

Placemaking:
Our team have extensive experience engaging with client
bodies and local communities, we try to put people at
the heart of the creative process, so that we can better
understand the needs of any community, empowering
stakeholders, creating trust and understanding, this all
helps in building consensus.
We have no pre-determined solutions to project briefs;
rather we look to build a vision together. In the best
examples, this leads to more vibrant places that are
valued and sustainable from the outset.
An engagement strategy is being developed to ensure
that the community will help shape the early stages of
design development. This strategy will need to ensure
that a varied mix of groups within the community are
reached in order to guide opinion. This may include
the Epping Youth Forum, High Street retailers, local
businesses, the older generation and many more. A broad
range of people who live, work and shop locally, and who
have a vested interest in the long term success of the
town and its community will need to be represented.
We believe our processes benefit projects by:
•

Maximising development potential through 		
consultative rather than confrontational processes

•

Understanding key local issues and needs 		
and ensuring that developments are socially and
locally responsible

•

Avoiding long delays at planning stage as we have
addressed community concerns early in the 		
design process.

•

Resolving conflicts where parties may have 		
become deadlocked.

•

Creating the framework for success

We will agree with EFDC LPA an engagement strategy
early in the design process for all of these projects.
This will be in keeping with the EDFC Statement of
Community Involvement of November 2019. Accordingly
Development Management Forum meetings will be held
to facilitate discussion with key community stakeholders.
Quality Review Panel reviews will be held for all sites.

Public Consultation and Workshop. C+W Architects, Cowley , Oxford
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2.0 DESIGN

2.3

Sustainability

In September 2019 Epping Forest District Council
declared a Climate Emergency and pledged to do
everything within the Council’s power to make Epping
Forest District Council area Carbon Neutral by 2030
Sustainability focuses on meeting the needs of the
present without compromising the ability of future
generations to meet their needs. A sustainability
approach for developments needs to be considered
holistically, encompassing environmental, social and
economic sustainability measures and processes.
When responding to development opportunities on the
five Epping Town Centre sites, consistent with policy,
it is necessary to respect the historic environment
and designated and non-designated heritage assets.
Therefore, all developments need to conserve and
enhance the character, appearance and function of
heritage assets and their settings and respect the
significance of the historic environment.
Consistent with the LPSV, sustainable construction is
expected to meet the performance set by appropriate
standards including, Passivhaus, Home Quality Mark and
BREEAM UK New Construction standards. As such, our
developments should give rise to minimal environmental
impact with respect to its energy use, water use, waste
and transport as well as providing for green infrastructure
and healthy environments for all users.
Holistic sustainability and prevention of environmental
damage will be an inherent element in our design
approach and any requisite standards applicable to client
body requirements will be adhered to where possible.
Guidelines:
•

We will comply with all applicable legislation and
codes of practice relating to the built environment

•

Introduce environmental considerations at the
earliest stage of the design process and provide
suitable advice and assistance to clients, where
appropriate

•

•

Specify environmentally acceptable materials and
technology in the design, construction, operation and
maintenance of all projects
Conservation and sustainability principles will be
considered and we will promote passive and fabric
first principles of design. Clients will be encouraged
to make use of such principles.
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•

We will seek to design our buildings in such a way
to minimise material waste and avoid construction
activities that have a negative environmental impact

•

Incorporate features which enable buildings to
be flexible in use and layout with scope for future
enhancement to extend the useful life of a building

•

We will endeavour to eliminate sources and causes
of pollution from our designs and promote the use
of renewable energy sources and low/zero carbon
technologies in place of fossil fuel sources to limit the
waste of energy

•

Consider solar gain through site layout and building
design to assist with daylight and thermal efficiency

•

Promote the use of natural ventilation and systems
that minimise potential impact on air quality

•

Promote water conservation through the use of rain
water harvesting, grey-water systems and low water
use appliances

•

Buildings will be designed to minimise the
embodied energy in there construction method and
material, and to reduce the operational energy they
subsequently require

•

Promote the use of recycled materials and the reuse
of existing materials

•

Use BREEAM and SAP assessment methods 		
where appropriate

•

Where applicable we shall use specialist consultants
and contractors to develop building solutions which
minimise the impact on the environment

•

Give consideration to alternative proposals/designs
for the site, where appropriate

•

Incorporate crime reducing features into the design
where possible

•

Promote the implementation of a sustainable travel
plan (e.g. Safe pedestrian access and movement,
provision of on-site cycle facilities and accessibility to
public transport)

•

Buildings will be designed to make best use of local
conditions through microclimate analysis on all sites

•

Buildings will be designed to be thermal bridge free
and consider air- tight building strategies.

•

Schemes will be designed with greening and planting
to try and achieve a bio-diversity net gain

Page 9
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2.0 DESIGN

Socio- Economic Sustainabilty
•

Schemes will be designed to encourage and
incorporate positive social value outcomes and
encourage relationship networks that will benefit the
owners, users and occupiers of any development

•

We will map out who is affected by, or affects the
work that is being undertaken on these projects

•

We will encourage all stakeholders in the community
to take Stewardship and ownership of any new
development and encourage and ensure the local
community have a greater influence over policies and
decisions affecting their lives

•

Promote individuals and groups to take part in the
projects improving the ability, opportunity, and
dignity of those disadvantaged to do so

•

Design to ensure there is the opportunity for
developments to have flexibility in use and to
have ‘meanwhile’ use during the course of, and on
completion of developments

•

Encourage healthy lifestyles and wellbeing

•

Encourage a sustainable and healthy economy

EPPING SITES | DESIGN AND QUALITY BRIEF | MAR 2020
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3.0

VISION AND OBJECTIVES

3.1

Planning

The planning context of the five development sites is
primarily set within the Epping Forest District Local Plan
(2011-2033) – Submission Version, December 2017 (LPSV)
as follows:
•

St John’s Road (EPP.R4)

•

Sports Centre (EPP.R5)

•

Cottis Lane Car Park (EPP.R6)

•

Bakers Lane Car Park (EPP.R7)

•

Civic Offices (part) (EPP.R8)

In addition, the Council announced a Climate Emergency
in September 2019 have pledged to do everything within
its power to make Epping Forest District Council area
carbon neutral by 2030

Epping Conservation Area Character Appraisal

November 2009

When considering the strategy for these sites, attention
has been given to the direction of travel within the LPSV
together with other site-specific development briefs.
The LPSV was subject to an examination in public, which
closed in June 2019. The Inspector that examined the
plan responded in August and then November 2019
setting out the further work needed to ensure the LPSV
can be found sound and adopted.
The advice from the Inspector covers several matters and
the Council are working on Main Modifications to respond
to this advice. However, for the purpose of a strategy for
the five sites, the main issue concerns the LPSV’s effect
on the Epping Forest Special Area of Conservation (the
SAC). The Council’s Habitats Regulation Assessment (HRA)
found that the LPSV would be likely to have a significant
effect upon the SAC.
Hence an Appropriate Assessment (AA) of its implications
for the integrity of the SAC was therefore undertaken.
This AA concluded that with mitigation, the Plan would
not have an adverse effect on the integrity of the SAC
either alone or in combination with other plans or
projects. However, the Inspector could not conclude
beyond reasonable scientific doubt that the Plan will not
adversely affect the integrity of the SAC.
The primary issue concerns atmospheric pollution and
further technical work is ongoing together with work
on an Air Quality Mitigation Strategy (AQMS) to resolve
this issue.

Epping Conservation Area

Ordnance Survey map 1873

10
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3.0 VISION AND OBJECTIVES

3.2

Local Policy and land use

The LPSV allocates each of the five sites we are working
on through Policy P1 and Appendix 6 of the LPSV.
Each site is given an approximate level of residential
development that is expected to be delivered. Attention
should also be drawn to the Epping Town Neighbourhood
Plan of May 2018, V10. The sites are:
•

St John’s Road (EPP.R4): Mixed use development
in accordance with the Development and Design
Brief for the St John’s Road Area agreed by Cabinet
on 10 September 2012, and should contain a 		
mix of uses including residential development
(approximately 34 dwellings). Other uses on site
could include leisure, retail, community facilities,
hospitality and employment uses. The Inspector’s
August advice has confirmed that a modification
is required that makes it ‘explicit that the site is
expected to accommodate a replacement for the
sports/leisure facility to be lost through the allocation
of EPP.R5’

The LPSV also sets a series of policies that seek to
achieve place shaping (SP3), sustainable transport
(T1), conservation and enhancement of the historic
environment (DM7) high quality design (DM9), achieving
space standards for residential development (DM10) and
the aim to achieve low carbon and renewable energy
measures in new and existing development. The full list of
relevant policies for consideration are:
Policy H 1

Housing Mix and Accommodation Types

Policy H 2

Affordable Housing

Policy E 2

Centre Hierarchy/Retail Policy

Policy E 4

The Visitor Economy

Policy T 1
Policy DM 1
			

Sustainable Transport Choices
Habitat Protection and Improving 		
Biodiversity

Policy DM 2

Epping Forest SAC and the Lee Valley SPA

Policy DM 5
Policy DM 6
			

Green and Blue Infrastructure
Designated and Undesignated Open
Spaces

Policy DM 7

Heritage Assets

Policy DM 9

High Quality Design

Policy DM 10
Policy DM 11
			

Housing Design and Quality
Waste Recycling Facilities in New 		
Development

Policy DM 15

Managing and Reducing Flood Risk

Policy DM 16

Sustainable Drainage Systems

Policy DM 18
			

On Site Management and Reuse of Waste
Water and Water Supply

Policy DM 19

Sustainable Water Use

In addition, in respect of the St John’s Road site, there has
been a subsequent development brief, dated November
2019 and prepared by White Young Green.

Policy DM 20

Low Carbon and Renewable Energy

Policy DM 21
			

Local Environmental Impact Pollution
and Land Contamination

The approximate levels of development are important
insofar as they impact on what is tested in the HRA, the
AA and the subsequent mitigation strategy. It needs to
be recognised that developments evolve and the key
consequence in respect of the LPSV allocations concerns
the extent to which developments generate levels of
atmospheric pollution beyond that tested in the HRA, as
updated.

Policy DM 22

Air Quality

Policy P 1

Epping

Policy D 1

Delivery of Infrastructure

Policy D 2

Essential Facilities and Services

Policy D 3

Utilities

Policy D 4
			

Community, Leisure and 			
Cultural Facilities

•

Sports Centre (EPP.R5): Residential development of
approximately 43 dwellings

•

Cottis Lane Car Park (EPP.R6): Residential 		
development of approximately 47 dwellings or 78
dwellings in combination with Bakers Lane car park
(with existing 213 car park spaces provided across
both car parks)

•

•

Bakers Lane Car Park (EPP.R7): Residential 		
development of approximately 31 dwellings or 78
dwellings in combination with Cottis Lane car park
(with existing 132 car park spaces provided across
both car parks)
Civic Offices (part) (EPP.R8): Residential development
of approximately 44 dwellings
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name Lindsey Street, which probably means
‘enclosure at the top of the hill’, dates back to
about 1200.
In 1253 King Henry III granted Waltham Abbey
the right to hold a weekly market in Epping Heath
(which was by then known as Epping Street) as
well as a three day annual fair. He also granted
the canons permission to clear timber for the
construction of stalls and houses. Around this
time, the routeway passing through the village
was widened to form a marketplace. The main
goods sold at Epping Street market were cattle,

3.0 VISION AND OBJECTIVES

Chapel of Ease
current church
14th century. A
built further do
buildings are
Street from 1
removed by th
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Cross, stood a
and the High
Until the 19th
town’s best-kno

There are a series of themes coming out of these
allocations and policies:
•

The LPSV is supportive of residential development in
Epping town centre

•

The St. John’s site is expected to be mixed use to
include residential and a leisure centre

•

The aim of policy on the two car parks is to achieve
no net loss in parking for the town centre, with
on-site residents car parking limited to that required
to service the essential needs of the development

•

The strategy should reflect the need to deliver
against place making objectives in order to 		
achieve a high quality and sustainable development

In terms of developing a strategy for the sites, it is
necessary to consider the following:
•

Epping; Church Hill and Lindsey Street. 1669

View of Epping in 1669, showing the junction of Church Hill a
A parking strategy, to ensure the use of parking is
optimised and efficient in the context of an over
Epping
Conservation Area Character Appraisal
8
Epping Forest District Council – Directorate of Pla
arching aim to be carbon neutral by 2030, the 		
potential for atmospheric pollution in the vicinity
of the Epping Forest SAC and the aim to show either a
reduction or no net gain in vehicular trips in Epping

•

Requirement of making the best use of land in
sustainable locations consistent with national policy

•

Deliverability of the residential components and
demand for commercial uses

•

The need to respect heritage assets and deliver a
cohesive and connected design strategy based on
place making and design quality objectives

Epping; Market Houses. 1822
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The pace of development in Epping increased in
th
the 18 century as Epping became an important
staging point for horse-drawn coaches as well as
one of the main suppliers of agricultural produce
to the London market. In 1768, the Epping and
Ongar Highway Trust was formed to make
improvements to the main roads and this helped
to stimulate traffic. Epping High Street was
extensively rebuilt in the 18th century and many
of the listed buildings in Epping High Street date
from this period. The Chapman and Andre map
of 1777 shows a large number of buildings lining
Page
the High13
Street, Church Hill and Lindsey Street.
In the 18th and 19th centuries, Lindsey Street was
the working class quarter of the town and

stop, as it was t
London. In 1838
built just north
became part of
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In the mid 19th
death rate from
doctor, Joseph
for clean water
which resulted
water tower on
conservation
a
11
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3.0 VISION AND OBJECTIVES

3.3

Planning Performance Agreement

This Design and Quality Brief document aims to
strengthen and define the overall objectives for all of the
Epping Town Centre Sites. Some of these objectives are
defined in our agreed Planning Performance Agreement
(PPA) with EFDC and are stated below. Additionally, the
over-arching objectives for the Qualis team are included
in section 3.4 of this document.
The ‘Shared Project Vision & Objectives’ section : Extracted
from section (S.2) of our agreed PPA sets out some of
EFDC’s objectives with which we are in agreement:
2.1 The overriding objective of the Project is to achieve
a successful, high quality development that meets the
requirements and aspirations of the LPSV as well as the
local community.
2.2 One of the key goals for the Parties is to build a shared
understanding and vision and clear objectives for the
Proposed Developments, having regard to relevant 		
Local Plan policies. It is anticipated that this open and
transparent process will aid the development of highquality proposals and support delivery and associated
infrastructure at the appropriate times.
2.3 Other specific objectives include:
•

Ensuring high quality development

•

A shared commitment and strategic approach to 		
infrastructure, sustainable transport interventions and
modal shift from car journeys to more sustainable forms
of transport

•

Ensuring an appropriate strategic approach

•

Facilitating effective discussions between the Parties.
Such discussions shall include regular meetings between
developers and the Councils as required

•

Ensuring key issues are addressed prior to cabinet report on
the strategic approach

•

Front-loading of activity and early engagement with the
community, stakeholders and councillors

•

Ensuring presentation to the QRP at appropriate times,
allowing the Applicant sufficient time to amend the
proposal post QRP feedback

2.4 To assist in achieving development proposals which
demonstrate high quality place making principles as
set out in SP3 of the LPSV, the Council has established an
independent Quality Review Panel (“QRP”) to assist the
design development process

EPPING SITES | DESIGN AND QUALITY BRIEF | MAR 2020

St. Johns Road Cottages, Epping
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3.0 VISION AND OBJECTIVES

3.4

Development Objectives

Qualis Design and Development Objectives.
To echo the statements in the PPA , the objectives of the Qualis
team is to achieve a successful, high quality development that
meets the requirements and aspirations of the LPSV and local
community. What is more, the projects must be sustainable,
flexible and, of course, commercially viable.
It is our intention to bring forward three interconnected sites
in a first development phase; St.Johns Road, Bakers Lane
Car Park and Cottis Lane Car Park with two additional sites;
Civic Offices and the existing Epping Sports Centre site to be
delivered in a second phase.

The three sites within our Phase 01 development contain
a mix of uses; Residential and parking uses to the Cottis
Lane and Bakers Lane sites with a mix of uses to the
St. Johns Road site, including residential and leisure.
Additional detail on each site and the objectives for
them is given in the next section. A broad set of design
objectives consistent across all sites is given below.
Qualis Objectives:

This methodology is required as the first three sites deliver an
overall package of use with a connected leisure, residential and
parking offer.
Our proposals look to enhance and improve inter-connectvity
and town masterplanning in a set of connected schemes
which will improve and enhance Epping Town Centre and
enable the ambitions of the town to flourish.

• To develop in an economically sustainable manner
with a social objective and to create vibrant and
healthy communities which protect and enhance our
natural, built and historic environment
• To do everything within our power to ensure schemes
will be carbon neutral by 2030, in line with the
Council’s declaration of a Climate Emergency
Town Centre Sites Design Objectives
• To deliver exemplary and policy compliant schemes,
following the emerging local plan policies and
National Planning Policy Framework with focus on
high quality design and sustainability
• To create successful developments which promote
health and wellbeing, culture and leisure, a varied
town centre residential offer, and support the existing
town centre and its central role in the community
• To deliver integrated architecture and placemaking
using high quality specification and material palettes
which reflect and take cues from the local setting
and vernacular
• To ensure proposals are viable and deliverable while
being suitable to their setting
• To preserve the special architectural or historic
interest of heritage assets (Locally Listed Buildings)
through their retention, sensitive conversion and
refurbishment and preserves and enhance the setting
of the Epping Conservation Area and Listed Buildings

Community Townhouses: Glenn Howells Architects, Swindon
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• To support a network of accessible new and 		
enhanced public spaces, public open space and
pedestrian routes in the Town Centre and the 		
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3.0 VISION AND OBJECTIVES

• To promote travel choices through a sustainable
transport strategy which serves the needs of the
developments whilst considering the community
wide implications and without causing any adverse
impact on the Epping Forest SAC
• Set a series of sustainability targets for the key
development sites in order to work towards a net zero
carbon footprint by 2030
• To target a biodiversity net gain on all developments
and preserve and protect existing habitats and
protected species, in line with the emerging national
policy (Environmental Bill)
• To ensure that existing trees are incorporated into
the development proposals where possible, and TPO
trees are protected and preserved, to avoid the loss
of, or damage, to them
• To contribute to the supply of new homes 		
identified in the Local Plan through the provision
of mixed and balanced communities which meets
local identified need and the requisite affordable
housing requirements
• To develop to Inclusive Design Principles: designs will
aim to remove the barriers that create undue effort
and separation and enable everyone to participate
equally, confidently and independently in everyday
activities

Specific Residential Design Objectives:
It is our aim to design to rigorous standards for the
residential element of our design proposals.
• To assess schemes against Building for Life 12 		
principles: the industry standard for the design of
new housing developments
• To meet exemplary development standards: working
to key sustainability benchmarks; eg. Home Quality
Mark, Passivhaus, BREEAM, as appropriate
• To ensure inclusive homes with all new homes
to be built in accordance with Building Regulations
Requirement M4 (2) Accessible and Adaptable 		
dwelling standards
• To target all homes to be dual aspect or better, and to
meet BRE Daylight / Sunlight guidelines to ensure
good daylight and sunlight for existing and new users
of the developments
• To target Home Quality Mark rating of 4 star and
above, or equivalent, on all new homes
• Limit the provision of on-site residents’ car parking
to that required to service the essential needs of the
development through the provision of on-site for car
clubs/car sharing or pooling arrangements, visitor
parking and blue badge holders with associated
electric charging point and contributions to CPZ’s
• All homes to have access to high quality shared and
private amenity spaces
• To seek to achieve the emerging local plan policies
H1 and H2 for housing mix, accommodation types
and affordability (40% affordable)
• To ensure homes sizes will meet or exceed the 		
Nationally Described Space Standards

Former Boys School, St.Johns Road, Epping

EPPING SITES | DESIGN AND QUALITY BRIEF | MAR 2020
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3.0 VISION AND OBJECTIVES

Transport and Parking

Leisure

Principal Objectives:

Principal Objectives:

Understanding travel patterns, demand and traffic
movements is critical to the strategy for these projects.
There is a need to conduct ANPR surveys of car parks to
understand the origin of users and the nature of that use.
It is also important to understand data in respect of flows
of traffic to Epping town centre and dwell time, as well
other modes of travel and the views of local businesses on
parking, for both visitors/customers and staff in the town
centre. We will also require evidence and anaylsis of the
economic sustainability of local businesses and the high
street to inform our parking strategies.

To create a well-used and popular community leisure offer
that reflects the needs of the local and wider community
and acts as a replacement for the sports and leisure offer
being lost through the allocation of phase 2 site EPP.R5
Epping Sports Centre.

The intention is to devise a parking strategy that will
facilitate development on the allocated town centre
sites without causing any negative impact on the Epping
Forest SAC.

To design the centre as part of a mixed use offer with
new retail and residential development with high quality
shared public spaces.
Specific Leisure Objectives
To create a mixed offer of wet and dry leisure facilities
for the local community and private use

•

To create sports halls with flexible and adaptable
space for multiple uses and future changes of use

•

To be deisgned to the highest standards for
inclusive design

lopment

•

Conform to best practice for technical design/
servicing / construction and specification

•
Reflect the different parking needs of the
Moberly
development sites alongside townwide implications

•

Conform to requirements as set out by Sport England
for leisure developments

The output will be a comprehensive ‘Access,
Movement and Parking Strategy’ to inform future
development proposals.

a wider

Specific Parking Design Objectives

Centre,
•
Meeting the public car parking needs

C O M P U T E R G E N E R AT E D I M AG E

•

informed by the parking strategy

Chamberlayne Road

und • complex
and
Create a design which
marries with, and is

.

vehicles and future demand fluctuations

King’s Holt Terrace . 15

King’s Holt Terrace . 14

•
Appropriately proportion spaces for both inclusive
is multi-million
design principles and future proofing for electric

complimentary to, all of the new developments and
sits well within its urban context

fitness and spa
•

Is considered as part of an overall traffic and parking
strategy for the town

cilities
will be
•
Conform to best design practice and principles for
your doorstep.

designing safe car parks. e.g Park Mark

Mixed Use: The Moberly Sports Centre and Apartments, Kensal Rise

EPPING SITES | DESIGN AND QUALITY BRIEF | MAR 2020
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4.0 THE SITES
4.1

Introduction

The Sites
Within the proposals for Epping Town Centre we are
looking to promote three key sites within the town,
namely; Land at St.Johns Road, Bakers Lane Car Park
and Cottis Lane Car Park . However, the five sites we are
redeveloping are:
•

Land at St.Johns Road EPP.R4

•

Bakers Lane Car Park EPP.R7

•

Cottis Lane Car Park EPP.R6

•

Land and part of Civic Offices EPP.R8

•

Epping Sports Centre EPP.R5

This section includes the Epping Forest District Local Plan,
Appendix 6 Site Specific requirments: Submission Version
2017 for each site. These are the EFDC site objectives
which we are working to.
The sites are divided into PH1: (Phase one sites), and PH2:
(Phase 2 sites).

St. Johns Church, Epping

EPPING SITES | DESIGN AND QUALITY BRIEF | MAR 2020
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4.0 THE SITES

4.2

EPP.R4 Land at St.Johns Road: PH1

Epping Forest District Local Plan, Appendix 6 Site Specific
Requirments: Submission Version 2017.
Appendix 6: Site Specific Requirements for Site Allocations

EPP.R4 Land at St Johns Road

Site Address: St Johns Road, Epping, Essex
Settlement: Epping

Proposed Use: Residential

Size (Ha)

1.49

Indicative Development Area (Ha)

1.49

Indicative Net Density (DpH)

27

Approximate Net Capacity
(Dwellings)

34

Site Description:
The site is a mixed-use area comprising community, religious
and former education facilities, and retail, residential and
civic uses. It is bounded by residential development to the
west, north and east of the site, with a mix of town centres
uses to the south.

When bringing forward development proposals, regard should be had to the Local Plan as a whole.
This includes any relevant policies as well as any site specific requirements provided in this appendix. Planning
applications should also comply with the Council’s approved Validation Requirements.
Epping Forest District Local Plan
8 | Submission Version December 2017
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4.0 THE SITES

Epping Forest District Local Plan, Appendix 6 Site Specific
Requirements: Submission Version 2017.

Appendix 6: Site Specific Requirements for Site Allocations

EPP.R4 Land at St Johns Road
Development Requirements
Ecology and Trees
Development proposals will be required to make a financial contribution to access management and
monitoring of visitors to the Epping Forest Special Area of Conservation. Such contributions will be in
accordance with the measures identified in the Action Plan developed and agreed with Natural England.
There are trees adjacent to the southern boundary of the site which are protected by Tree Preservation
Orders. Protected trees should be incorporated into the development proposals to avoid the loss of, or
damage to, them.
Design
Development proposals should be brought forward in accordance with the Development and Design Brief
for the St John’s Road Area agreed by Cabinet on 10 September 2012, and should contain a mix of uses
including residential development. Other uses on site could include leisure, retail, community facilities,
hospitality and employment uses.
Development proposals for this site should be considered and informed by the Quality Review Panel.
Heritage
Development proposals may directly impact upon locally listed 21 St John’s Road, Cookery Building of Epping
Junior School, Centrepoint 23 St John’s Road and 19 St John’s Road, which are located within the site. It may
also impact upon the setting of Grade II* listed Church of St John the Baptist and Grade II listed 5, 7, 9 and 11
St John’s Road. Development proposals which incorporate or may affect the settings of these heritage assets
should sustain or enhance the significance of them including the contribution made by their setting. The
Council requires development proposals to preserve the special architectural or historic interest of these
Locally Listed Buildings on site through their retention, sensitive conversion and refurbishment. This
particularly applies to the Centrepoint building and the Cookery Building. Opportunities to bring them back
into public use should also be explored. Development proposals should preserve the special architectural or
historic interest of the Church of St John the Baptist and its setting including through appropriate layout,
scale, height, massing and high quality design/materials within the vicinity of the church.
The southern part of the site is partially located within the Epping Conservation Area. Development
proposals should preserve or enhance the character, appearance, and setting, including views in and out, of
the Conservation Area. Development proposals should consider layout, development form, density, height,
scale, massing and materials. For those parts of the site located within the Conservation Area, an assessment
of the significance of the existing buildings, their contribution and the key characteristics of the Conservation
Area should be undertaken to inform development of the site. Buildings that contribute to the character of
the Conservation Area should be retained and reused.
Infrastructure
This site is identified as being within Epping Town Centre which is considered a sustainable location with
good public transport accessibility. To promote sustainable transport modes and encourage active transport,
development proposals for residential development should limit the provision of on-site residents’ car
parking to that required to service the essential needs of the development. Provision should be made on-site
for car clubs/car sharing or pooling arrangements, visitor parking and blue badge holders. Contributions will
be sought for implementing Controlled Parking Zones in the vicinity of the site.

Epping Forest District Local Plan
9 | Submission Version December 2017
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4.0 SITE 2 - EPPING TOWN COUNCIL & FORMER BOYS SCHOOL
4.0 THE SITES
Epping Town Council & Former Boys School
Approx. Site Area: 13,000 m² / 1.3 Hectares
Proposals: Mixed use
The site is occupied by several buildings including
Epping Town Council, a former boys school, cottages,
and a former cookery school. Currently the site can be
accessed from St John’s Road and High Street. Primarily
surrounded by residential dwellings the site has a 3m
level change from south-east to north-west.

EPP. R4: Land at St. Johns Road: PH1
This site is located in the heart of the town on the
northern side of the High Street. The site benefits from
two access points, one of which fronts the High Street.
The St. Johns Road street frontage has a locally listed
former boys school building which is vacant.
The site is occupied by several buildings including Epping
Town Council, a former boys school, two cottages, and a
former cookery school.
Approx. Site Area: 1.49 Hectares.
Proposals
The overall rationale for the development is to establish a
new leisure led destination by delivering a comprehensive
mixed use offer in a new urban setting. Anchored by a
new public leisure centre and other potential commerical
uses such as a small format cinema, hotel, residential,
food and beverage, together with a new public plaza
which includes the infrastructure for accommodating
events and activities.

Site Location

Uses:

EPPING SITES | STRATEGIC APPROACH TO SITES | DECEMBER 2019

•

Mixed use Scheme

•

Indicative dwelling capacity of 37 units has been given

•

Leisure offer to include: 6 lane, 25M length pool and fitness studios

•

Leisure offer to include: Mullti use, indoor sports hall

•

Key area of public realm

•

Replacement for the Town council Community Hall and offices

Design Considerations:
•

Refer also to Epping Forest District Local Plan, Appendix 6

•

Scheme layout to connect High Street to St. Johns Road

•

Retain heritage assets and locally listed buildings

•

Southern portion of the site is within the Epping Conservation Area

•

Adjacent to Grade II listed church and buildings to High Street

•

Varied potential uses permitted as listed in the Local Plan

•

Scheme to achieve BREEAM Excellent or above

•

Typology/ urban form to be tested

EPPING SITES | DESIGN AND QUALITY BRIEF | MAR 2020

EPP:R4 Site Entrance from High Street
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4.0 THE SITES

4.3

EPP.R7 Bakers Lane Car Park: PH1

Epping Forest District Local Plan, Appendix 6 Site Specific
Requirements: Submission Version 2017.
Appendix 6: Site Specific Requirements for Site Allocations

EPP.R7 Bakers Lane Car Park

Site Address: Bakers Lane Car Park
Settlement: Epping

Proposed Use: Residential

Size (Ha)

0.42

Site Description:

Indicative Development Area (Ha)

0.33

Indicative Net Density (DpH)

95

The site is a car park. It is bounded by hedgerows beyond
which is residential development to the west and north and
Baker Lane to the south and east.

Approximate Net Capacity
(Dwellings)

31

When bringing forward development proposals, regard should be had to the Local Plan as a whole.
This includes any relevant policies as well as any site specific requirements provided in this appendix. Planning
applications should also comply with the Council’s approved Validation Requirements.
Epping Forest District Local Plan
14 | Submission Version December 2017
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4.0 THE SITES

Epping Forest District Local Plan, Appendix 6 Site Specific
Requirements: Submission Version 2017.

Appendix 6: Site Specific Requirements for Site Allocations

EPP.R7 Bakers Lane Car Park
Development Requirements
Development proposals for site allocations EPP.R6 Cottis Lane Car Park and EPP. R7 Bakers Lane Car Park
should, in combination, deliver approximately 78 dwellings (net) and the re-provision of the existing number
of car parking spaces provided at both car parks. This is to provide flexibility to enable acceptable and viable
proposals to be brought forward on each site. Should development of this site deliver a lower number of
dwellings than that which it has been allocated for (31 dwellings), the remaining balance should be met on
allocation site EPP. R6 Cottis Lane Car Park.
Ecology
Development proposals will be required to make a financial contribution to access management and
monitoring of visitors to the Epping Forest Special Area of Conservation. Such contributions will be in
accordance with the measures identified in the Action Plan developed and agreed with Natural England.
Design
The design of development proposals should take into consideration aspects including layout and extent,
development form, levels, density, height, scale, massing and materials to avoid detrimental impacts on the
amenity of existing neighbouring properties.
Development proposals for this site should be considered and informed by the Quality Review Panel.
Infrastructure
Development proposals for site allocations EPP.R6 and EPP.R7 should together incorporate the re-provision
of the existing number of car parking spaces for town centre visitors to ensure that there is no net loss of
parking spaces. Such car parking spaces should be integrated into the development through careful design
and layout, which may include decked, basement or undercroft car-parking.
This site is identified as being within Epping Town Centre which is considered a sustainable location with
good public transport accessibility. To promote sustainable transport modes and encourage active transport,
development proposals for residential development should limit the provision of on-site residents' car
parking to that required to service the essential needs of the development. Provision should be made on-site
for car clubs/car sharing or pooling arrangements, visitor parking and blue badge holders. Contributions will
be sought for implementing Controlled Parking Zones in the vicinity of the site.

Epping Forest District Local Plan
15 | Submission Version December 2017
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5.0 SITE 3  BAKERS LANE CAR PARK
4.0 THE SITES
Bakers Lane Car Park
Approx. Site Area: 3,200 m² / 0.32 Hectares
Proposals: Multi Storey Car Park
Bakers Lane Car Park is bounded on all sides by
residential dwellings, it is a surface level car park with
circa 132 parking spaces. Located in the heart of the town,
north of High Street this car park is frequently used by
visitors to the town centre.

EPP.R7: Bakers Lane Car Park: PH1
Also located in the centre of the town, to the North of the
High Street, this site is a surface level car park with circa.
132 parking spaces.
Bakers Lane Car Park is bounded on all sides by residential
dwellings. (Bakers Lane/ St. Johns Road).
Approx. Site Area: 0.42 Hectares.
Proposals:
The design for this site is for a Multi- Storey Car Park to
serve the development sites within Phase 01.
This is proposed to accommodate the combined public
parking provision of Bakers Land and Cottis Lane Car
Parks. The base assumption subject to Traffic and Parking
survey work is that a no net loss provision of spaces will
be provided.

at The Old Vinyl Factory by Egret Studio West

31

SIte Location
Intu Milton Keynes by Makers Construction

Uses

EPPING SITES | STRATEGIC APPROACH TO SITES | DECEMBER 2019

•

New Muti Storey Car Park

•

Critical component of traffic assessment/ parking levels/ Epping Forest SAC

•

Part of over- arching Epping parking strategy

•

No net gains allowed in vehicular movements in Epping

Design Considerations:
•

Refer also to Epping Forest District Local Plan, Appendix 6

•

Architecture to be appropriate to local setting

•

Consideration of impact on neighbouring amenity and outlook

•

A sustainability target of BREEAM CEEQUAL Excellent or above

•

Car Park to have provision for electrical charging points

otter Church & Holmes Architects

EPPING SITES | DESIGN AND QUALITY BRIEF | MAR 2020

Car Park cladding example

MSCP, Unknown location by Chapman Taylor
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4.0 THE SITES

4.4

EPP.R6 Cottis Lane Car Park: PH1

Epping Forest District Local Plan, Appendix 6 Site Specific
Requirements: Submission Version 2017.
Appendix 6: Site Specific Requirements for Site Allocations

EPP.R6 Cottis Lane Car Park

Site Address: Cottis Lane Car Park
Settlement: Epping

Proposed Use: Residential

Size (Ha)

0.56

Site Description:

Indicative Development Area (Ha)

0.47

Indicative Net Density (DpH)

106

The site is a car park. It is bounded by hedgerows. There is
residential and town centre development to the north, east
and south of the site with Cottis Lane to the west.

Approximate Net Capacity
(Dwellings)

47

When bringing forward development proposals, regard should be had to the Local Plan as a whole.
This includes any relevant policies as well as any site specific requirements provided in this appendix. Planning
applications should also comply with the Council’s approved Validation Requirements.
Epping Forest District Local Plan
12 | Submission Version December 2017
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4.0 THE SITES

Epping Forest District Local Plan, Appendix 6 Site Specific
Requirements: Submission Version 2017.

Appendix 6: Site Specific Requirements for Site Allocations

EPP.R6 Cottis Lane Car Park
Development Requirements
Development proposals for site allocations EPP.R6 Cottis Lane Car Park and EPP. R7 Bakers Lane Car Park
should, in combination, deliver approximately 78 dwellings (net) and the re-provision of the existing number
of car parking spaces provided at both car parks. This is to provide flexibility to enable acceptable and viable
proposals to be brought forward on each site. Should development of this site deliver a lower number of
dwellings than that which it has been allocated for (47 dwellings), the remaining balance should be met on
allocation site EPP. R7 Bakers Lane Car Park.
Ecology and Trees
Development proposals will be required to make a financial contribution to access management and
monitoring of visitors to the Epping Forest Special Area of Conservation. Such contributions will be in
accordance with the measures identified in the Action Plan developed and agreed with Natural England.
There are trees on the north-eastern boundary of the site which are protected by Tree Preservation Orders.
Protected trees should be incorporated into the development proposals to avoid the loss of, or damage to,
them. This could include incorporating trees within on-site open or amenity space.
Design
Development proposals for this site should be considered and informed by the Quality Review Panel.
Heritage
Development of the site may impact upon the setting of Grade II listed 221, 223, 225, 227, 229-233, 261,
263, 257, 259 and 269 High Street. Development proposals which may affect the settings of these Listed
Buildings should sustain or enhance the significance of them including the contribution made by their
setting. Development proposals should preserve the special architectural or historic interest of these Listed
Buildings through appropriate density, heights, and high quality design/materials.
This site is located adjacent to the Epping Conservation Area. Development proposals should preserve or
enhance the setting, including views in and out, of the Conservation Area. Development proposals should
consider layout, development form, density, height, scale, massing and materials.
Infrastructure
Development proposals for site allocations EPP.R6 and EPP.R7 should together incorporate the re-provision
of the existing number of car parking spaces for town centre visitors to ensure that there is no net loss of
parking spaces. Such car parking spaces should be integrated into the development through careful design
and layout, which may include decked, basement or undercroft car-parking.
This site is identified as being within Epping Town Centre which is considered a sustainable location with
good public transport accessibility. To promote sustainable transport modes and encourage active transport,
development proposals for residential development should limit the provision of on-site residents’ car
parking to that required to service the essential needs of the development. Provision should be made on-site
for car clubs/car sharing or pooling arrangements, visitor parking and blue badge holders. Contributions will
be sought for implementing Controlled Parking Zones in the vicinity of the site.

Epping Forest District Local Plan
13 | Submission Version December 2017
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SITE 4  COTTIS LANE CAR PARK
4.0 THE SITES

Value
e Car Park
£15M

Sector
RESIDENTIAL | PASSIVHAUS | MIXED USE

rea: 5,500 m² / 0.55 Hectares

sidential

e north of High Street this surface level car
a 213 parking spaces. This site is bounded
dwellings to the north, east and west and
uildings to the south.

AMEPP.R6: Cottis Lane Car Park: PH1

Located to the North of High Street this surface level car
mixed-use
development in Kelham Island,
park has circa 213 parking spaces. This site is bounded
developer
Citu. Consisting
1-4East and West and
by residential
dwellings toof
the153
North,
commercial buildings/ High Street to the South.
uding gardens, terraces, private parking and
Approx. Site Area: 0.56 Hectares.
y of creative
spaces, a restaurant, a bakery,
portunities for community to flourish.
Proposals: Residential.

constructed using the UK’s first pre-accr
ame build system; a super insulated,
o ensure efficient temperature regulation
ntional central heating. Along with ‘digitally
d by a mobile app, this provides inhabitants
nergy bills and a smarter way to consume
of sustainable living.

Site Location

Uses:
•

Residential led scheme

STRATEGIC APPROACH TO SITES | DECEMBER 2019

•

Mix of residential typologies including townhouses

•

Indicative dwelling capacity of 78 dwellings has been given

•

Capacity considered with Bakers Lane site

Design considerations:
•

Refer also to Epping Forest District Local Plan, Appendix 6

•

Complimentary vernacular to adjacent streetscape

•

Adjacent Grade II listed buildings to High Street

•

Consideration of adjacent Epping Conservation Area

•

Ensure protected trees are incorporated in the design

•

Maintaining parking provisions in combination with Bakers Lane

•

Ensure protected trees are incorporated in the design

•

Connectivity with High Street and amenities is important

•

Typology/ urban form to be tested

EPPING SITES | DESIGN AND QUALITY BRIEF | MAR 2020

Little Kelham, Townhouses Sheffield , C+W Architects
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4.0 THE SITES

4.5

EPP. R8 Land and part of Civic Offices: PH2

Epping Forest District Local Plan, Appendix 6 Site Specific
Requirements: Submission Version 2017.
Appendix 6: Site Specific Requirements for Site Allocations

EPP.R8 Land and part of Civic Offices

Site Address: Civic Offices, 323 High Street, Epping, CM16 4BZ
Settlement: Epping

Proposed Use: Residential

Size (Ha)

0.66

Indicative Development Area (Ha)

0.66

Indicative Net Density (DpH)

68

Approximate Net Capacity
(Dwellings)

44

Site Description:
The site contains part of Epping Forest District Council’s Civic
Offices and associated car parking. It is bounded by
residential development to the north, the remainder of the
Council’s Civic Offices to the east, residential development to
the west and town centre uses to the south.

When bringing forward development proposals, regard should be had to the Local Plan as a whole.
This includes any relevant policies as well as any site specific requirements provided in this appendix. Planning
applications should also comply with the Council’s approved Validation Requirements.
Epping Forest District Local Plan
16 | Submission Version December 2017
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4.0 THE SITES

Epping Forest District Local Plan, Appendix 6 Site Specific
Requirements: Submission Version 2017.

Appendix 6: Site Specific Requirements for Site Allocations

EPP.R8 Land and part of Civic Offices
Development Requirements
Ecology
Development proposals will be required to make a financial contribution to access management and
monitoring of visitors to the Epping Forest Special Area of Conservation. Such contributions will be in
accordance with the measures identified in the Action Plan developed and agreed with Natural England.
Development of this site is likely to directly affect a confirmed Protected Species (Great Crested Newts)
population. Development proposals should be subject to careful design and layout to avoid the loss of, or
harm to, the Great Crested Newts or their habitat. Where adverse impacts of development proposals on the
Protected Species are unavoidable, they should be addressed in accordance with the requirements of Policy
DM 1.
Design
A Development Brief must be produced to guide development proposals for this site prior to any planning
application being submitted. It will set out:
•

how development proposals should address on-site constraints;

•

the infrastructure requirements for the site and how they will be met; and

•

the principles of land use, layout, design, height, massing and scale.

The Development Brief will be developed by the applicant in consultation with stakeholders including Epping
Town Council and endorsed by the Council. The Development Brief and any development
proposals/planning applications should be considered and informed by the Quality Review Panel.
Development proposals should consider opportunities to introduce suitable town centre/retail frontage at
ground floor level on to the High Street. If provided, any planning application should demonstrate how such
town centre/retail floorspace will be serviced.
Heritage
Development of the site may impact upon the setting of the Grade II listed 309, 311, 315, 317 and 319 High
Street and The Black Lion Public House. Development proposals which may affect the settings of these Listed
Buildings should sustain or enhance the significance of them including the contribution made by their
setting. Development proposals should preserve the special architectural or historic interest of these Listed
Buildings through appropriate layout, height, scale, massing and high quality design/materials.
The southern half of the site is partially located within the Epping Conservation Area. Development
proposals should preserve or enhance the character, appearance, and setting, including views in and out, of
the Conservation Area. Development proposals should consider layout, development form, density, height,
scale, massing and materials. For those parts of the site located within the Conservation Area an assessment
of the significance of the existing buildings, their contribution and the key characteristics of the Conservation
Area should be undertaken to inform development of the site. Buildings that contribute to the character of
the Conservation Area, including the yellow-brick building fronting High Street located within the site
boundary, should be retained/reused.
On-site Constraints
There is currently a single vehicular access to the Council’s Civic Offices from the High Street. Development
proposals will be required to improve the existing access or create a new access on to the High Street. In
designing the vehicular access for this site, development proposals should consider how access for the
residential development will relate to access for the remaining part of the Civic Offices (and associated car
park). It should also be designed to minimise traffic impacts on the High Street.
Infrastructure
This site is identified as being within Epping Town Centre which is considered a sustainable location with
good public transport accessibility. To promote sustainable transport modes and encourage active transport,
development proposals for residential development should limit the provision of on-site residents' car
parking to that required to service the essential needs of the development. Provision should be made on-site
Appendix 6: Site Specific Requirements for Site Allocations

Epping
Forest
District Local
Plan
for car clubs/car sharing or pooling arrangements, visitor parking and blue badge
holders.
Contributions
will
17 | Submission Version December 2017
be sought for implementing Controlled Parking Zones in the vicinity of the site.
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7.0

SITE 5 - EPPING FOREST DISTRICT COUNCIL

4.0 THE SITES

Epping Forest District Council
Approx. Site Area: 6,700 m² / 0.67 Hectares
Proposals: Residential / Conversion of existing to
residential
Located on the north eastern end of the High Street, this
site is currently occupied by the Epping Forest District
Council offices with residential to the north of the site.
This site has entrances fronting the High Street.

EPP.R8: Land and part of civic offices: PH2
Located on the North Eastern end of the High Street, this
site is currently occupied by the Epping Forest District
Council offices. This site has an entrance fronting the
High Street.
As a predominantly landlocked site, the development
is sensitive to the North, East and West (Buttercross
Lane, Rayfield and Homefield Close existing
residential dwellings).
Approx. Site Area: 0.66 Hectares.

Proposals: Residential / Conversion of existing council
ing Conservation
Area Character Appraisal

building to residential or demolition of council building.
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November 2009
Site Location
largely consists of steeply pitched handmade
red clay tile roofs at different heights with
several gables, chimneys and dormer windows
breaking the roofline at intervals.
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Uses:
•

Residential led scheme

•

Mix of residential typologies, possibly including conversion

•

Will accommodate the relocated town library

Design Considerations:
•

Refer also to Epping Forest District Local Plan, Appendix 6

•

Scheme layout to be sympathetic to existing residential properties

•

Complimentary vernacular to adjacent dwellings

•

Southern portion of site in Epping Conservation Area

•

Adjacent Grade II listed buildings to High Street

•

Single vehicular access to site

•

Great Crested Newt protected species

•

Existing office use on site/ potential for reuse of materials

•

Phasing of development is important

•

Typology/ urban form to be tested

ng sash
windows,
decorative
doorcase
•
Part of the Civic Offices
building is Grade
II Listed and
ket fence
on 98
High
Street,
Grade
II listed
•
Yellow
brickHigh
Street
fronting building
should
be retained

re are also a few examples of feathered weatherboarding;
a traditional
EPPING SITES | DESIGN AND
QUALITY BRIEF method
| MAR 2020 of
er boarding that is usually painted white or
m, or in the case of outbuildings, stained

Local Vernacular, red brick and slate on 9 Church Hill, Epping

Red brick and slate on 9 Church Hill
The red hand made plain clay tile is the most
common traditional roofing material within
Epping Conservation Area. There are also
some examples of red clay pantiles on some of
the30
late 18th and early 19th century buildings.
Page
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Slate was another material that became widely
available for the first time in the 19th century
with the advent of the railway. As a result of

4.0 THE SITES

4.6

EPP.R5 Epping Sports Centre: PH2

Epping Forest District Local Plan, Appendix 6 Site Specific
Requirments: Submission Version 2017.

Appendix 6: Site Specific Requirements for Site Allocations

EPP.R5 Epping Sports Centre

Site Address: 25 Hemnall Street, Epping, Essex, CM16 4LU
Settlement: Epping

Proposed Use: Residential

Size (Ha)

0.43

Site Description:

Indicative Development Area (Ha)

0.43

Indicative Net Density (DpH)

101

The site is a leisure centre and associated car park. It is
bounded by Hemnall Street to the north, Nicholl Road to the
south and residential development to the west and east.

Approximate Net Capacity
(Dwellings)

43

When bringing forward development proposals, regard should be had to the Local Plan as a whole.
This includes any relevant policies as well as any site specific requirements provided in this appendix. Planning
applications should also comply with the Council’s approved Validation Requirements.
Epping Forest District Local Plan
10 | Submission Version December 2017
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4.0 THE SITES

Epping Forest District Local Plan, Appendix 6 Site Specific
Requirements: Submission Version 2017.

Appendix 6: Site Specific Requirements for Site Allocations

EPP.R5 Epping Sports Centre
Development Requirements
Ecology and Trees
Development proposals will be required to make a financial contribution to access management and
monitoring of visitors to the Epping Forest Special Area of Conservation. Such contributions will be in
accordance with the measures identified in the Action Plan developed and agreed with Natural England.
There are trees on the north-eastern boundary of the site which are protected by Tree Preservation Orders.
Protected trees should be incorporated into the development proposals to avoid the loss of, or damage to,
them. This could include incorporating trees within on-site open or amenity space.
Heritage
This site is located adjacent to the Epping Conservation Area. Development proposals should preserve or
enhance the setting, including views in and out, of the Conservation Area. Development proposals should
consider layout, development form, density, height, scale, massing and materials.
Infrastructure
This site is identified as being within Epping Town Centre which is considered a sustainable location with
good public transport accessibility. To promote sustainable transport modes and encourage active transport,
development proposals for residential development should limit the provision of on-site residents’ car
parking to that required to service the essential needs of the development. Provision should be made on-site
for car clubs/car sharing or pooling arrangements, visitor parking and blue badge holders. Contributions will
be sought for implementing Controlled Parking Zones in the vicinity of the site.
Closure of the existing Epping Sports Centre and the re-development of this site should not take place until a
suitable replacement sports/leisure facility is delivered and is operational. This is to ensure that the public
have uninterrupted access to sports/leisure facilities in the local area.

Epping Forest District Local Plan
11 | Submission Version December 2017
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3.0 SITE 1 - EPPING SPORTS CENTRE
3.1

Existing

Epping Sports Centre
Approx. Site Area: 4,400 m² / 0.44 Hectares
Proposals: Residential
The site is occupied by a sports centre and associated
parking. Our scheme for site 1, provides 59 apartments
and townhouses with a mix of 1 bedroom, 2 bedroom and
3 bedroom accommodation.

EPP.R5: Epping Sports Centre: PH2

The layout of the proposals on the site look to complete

the street scene along Nicholl Road and Hemnall Street
Located towards to South East of of
the High Street
providing an internal courtyard and parking in the middle
site. Several townhouses are located along the
the existing Epping Sports Centre ofsouth
istheawestern
public
boundary leisure
of the site.
The site is bounded by residential properties on all sides,
centre that provides group exercise,
gym,
squash and
and is accessible from Nicholl Road and Hemnall Street.
children’s activities.

Approx. Site Area: 0.43 Hectares.
Proposals: Residential.

12
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Epping Conservation Area Character Appraisa

The majority of the buildings in this area ar
two storeys high, however, there is a large 3
storey office building and a 3-storey block o
flats at the northern end of the street. There ar
several trees in this area, which are mainly t
be found at either end. Traffic can be quit
busy on this part of Hemnall Street as it is ofte
used by locals as a route to bypass the Hig
Street. However, there are far fewe
pedestrians in this area than Site
onLocation
the Hig
Street.

Uses:
•

Residential led scheme

•

Mix of residential typologies including townhouses

Design Considerations:
•

Refer also to Epping Forest District Local Plan, Appendix 6

•

Complimentary vernacular to adjacent streetscape

•

Incorporation of protected trees

•

Adjacent to Epping Conservation Area

•

Scheme layout to enhance street scene to Nicholl Rd./ Hemnall St.

•

Typology/ urban form to be tested
Houses on Lower Hemnall Street

Area 6: Lower Hemnall Street

EPPING SITES | DESIGN AND QUALITY BRIEF | MAR 2020

Area 6. Lower Hemnall Street
This section of Hemnall Street, between Statio
Road and Clarks Lane, has a very differen
character to the upper section of the street. Th
buildings, which are all two storey in height, ar
Page
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mostly detached and semi-detached,31 apar
from one small group of terraced buildings. Th
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1. Executive Summary

1. Executive Summary
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1.

Epping Forest District Council (EFDC) set
up the Qualis group of companies in
October 2019. This Executive Summary
relates solely to the Business Plan of
Qualis Commercial Limited (QCL), the
property development company, of
Qualis Group Limited;

6.

QCL will initially borrow monies from
EFDC at commercial rates to meet its
initial working capital requirements
including its operational overhead and
professional team fees prior to
completing full business cases as
required by the Qualis Board;

10.

QCL’s initial commercial priority will be to
deliver its objectives within the Epping
District over the next 5 years, comprising
the development of 7 sites to be
transferred to it by EFDC which have a
gross development value in the region in
excess of £250m;

15.

QCL’s business model, as developer
trader and developer manager, may be
broadened to include the acquisition of
income producing property investments,
particularly in and around its land and
property developments, to add more
value to;

2.

The creation of QCL enables EFDC as
sole shareholder to put itself in a position
where is has the correct legal entity,
governance, capability and capacity to
undertake property development at the
scale and ambition set by the Council;

7.

QCL will be responsible for strategically
developing and managing its own supply
chain to deliver its business objectives. It
will work with EFDC’s procurement team
to ensure there is no negative impact
with the procurement of any EFDC
services or suppliers;

11.

The first 5 sites to be appraised with a
full business case are those in Epping
Town Centre - St Johns, Bakers Lane,
Cottis Lane, Condor Building and
Hemnell Street, and QCL has prepared a
Design & Quality Statement of its
aspirations to develop these;

16.

3.

QCL will operate as an independent
business, governed by its management
team and reporting to its board of
directors, who will scrutinise its business
plan and monthly progress, against
clearly defined key performance
indicators and targets;

QCL’s working capital requirements for
the 7 current projects based on our
target activity schedule set out above.
The cashflow assumes land draw down
at current residual value, finance costs
on 100% debt at current market rates
and fees to take each project through to
the pre-development phases;

8.

QCL’s purpose is to act in a commercial
manner, and it will not be subject to local
government procurement regulations. It
will seek to act in a professional and
transparent manner to seek best value
from its supply chain, and business
partners;

12.

The remaining 2 sites will be considered
in more detail over the coming months.
The large employment site at North
Weald is subject to a strategic review
being undertaken on behalf of EFDC
which is expected to be completed by
June 2020;

17.

9.

QCL will as a Property Developer aim to
achieve maximum profit return and
mitigate risk, detailing this in each full
business case, which will include its
advice as to whether a project should be
directly developed, developed in joint
venture or in partnership;

13.

The key milestones for 2020 are to
secure business case approvals for the 5
sites in Epping by the end of June, secure
planning permissions by Q1 2021, with
starts on site in 2021, and projects
completions in the years 2022-2027;

QCL will resource appropriately
experienced and qualified staff to meet
its operational and project specific
needs. Qualis Group will appoint non
Executive Directors to support the
Managing Director and Development
Director in delivering the strategic
objectives of its Business Plan.

14.

To create a sustainable business from
inception QCL will target acquisitions in
the residential, mixed-use and
commercial property sectors, which will
include strategic land promotion, new
Garden Town settlements, retail, leisure,
office and industrial opportunities, with a
GDV of between £5-50m; QCL will be
loaned £30m from EFDC top target such
acquisitions;

4.

QCL will act as Property Developer and
Development Manager to appraise,
acquire and develop EFDC sites in
accordance with detailed business cases
which will be approved by the Qualis
Group Limited board before land is
developed;

5.

Risk is an integral part of any business
and the competency of Qualis to identify,
assess, monitor and manage risk is
fundamental to its financial stability,
performance and reputation;
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2. Project target timelines

3. Potential Development Returns

Qualis Commercial Limited will initially consider the development viability of the following 7 sites
owned freehold by EFDC. Each site will be fully appraised and a full business case prepared and
presented to the Qualis Board as set out in the sections above. A Business Case Template is
included below using the St Johns site as a worked example

The scheme proposals as set out below have
been assessed at a high level with reference to
EFDC planning policy and to achieve the
financial and social objectives of QCL, namely
to deliver sustainable income producing assets
to EFDC and a development profit to be
retained by QCL to offset its overhead and
borrowings or returned to EFDC as
shareholder.

Project

St Johns

Bakers
Lane

Description

Mixed use

MSCP

Stage of
review

PPA

PPA

Business Case
submission
date/target
31st March
2020

31st March
2020

Start on
site target

31st March
2021

31st March
2021

Completion
target

31st March
2023

29th Sept
2022
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Cottis
Lane

Residential
apartments
Private for rent

PPA

31st March
2020

29th Sept
2022

29th Sept
2024

Condor
Building
(Civic
Centre)

Family housing
and apartments
private for rent
OR Senior Living

High Level
Review

24th June 2020

24th June
2021

24th June
2022

Hemnell
Street

Mixed tenure
affordable
housing

High Level
Review

24th June 2020

31st March
2023

29th Sept
2024

Round
Hills

Mixed tenure
family housing

High Level
Review

24th June 2020

31st Dec
2020

24th June
2022

North
Weald
Airfield

Workspace,
industrial,
distribution and
amenity

High Level
Review

29th Sept 2020

24th June
2021

Phase 1 31st
Dec 2022

Qualis Commercial Ltd will receive a loan from
EFDC cascaded through Qualis Group for the
purchase of the initial 6 sites (excluding North
Weald Airfield). The loan is to be £22m on a
single draw down facility over a 30 year
principle and interest basis. The sale contract
between EFDC and QCL will allow all
properties to return to EFDC at value sold if
not developed in 5 years.
Subject to completion of full business cases for
each site approved by the Qualis Board,
further loan facilities will be made for
development and construction of each site. It is
anticipated that full business cases for the first
6 sites will be submitted and approved by 30th
Sept 2020. The sites at St Johns, Bakers Lane
and Cottis Lane will be brought for full
business case approval in April 2020 as linked
sites as set out below and in the Design and
Quality Statement and PPA attached as
appendicies.

The total anticipated gross development values
created by development of the 6 sites and
based upon our initial high-level analysis is set
out below. The values have been appraised
against the proposals and objectives for each
site described below.
Site

Gross Development Value

St Johns

£54.8m

Bakers Lane

£11.2m

Cottis Lane

£61.5m

Condor Building

£14.6m

Hemnell Street

£13.5m

Roundhills

£11.3m

The full business case for each site will
consider how to ensure the financial objectives
of each site are met both for income return
and capital profit receipts. Where social and
affordable housing is provided the net
reduction in viability will be calculated unless
the S106 Agreements reduce through viability
assessments the quantum below the target
40%. Where other community facilities,
operational/non development profit
generating buildings are developed, the social
value created will be measured and reported
against the opportunity cost of delivering nonsocial or community assets.

Full
development
complete
2027
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4. Project Proposals and Objectives
St Johns, Epping
The proposed development will be built on the
site know as St Johns with frontage to St
Johns Road, and possibly in due course to the
High Street. The site is in a good quality town
centre location and is of sufficient size to
create genuine transformational change in the
core of this thriving and successful town. The
site boundary is illustrated on the plan below
and encompasses two contiguous sites the
larger of which is owned by Epping Forest
District Council and the balance the current
home of Epping Town Council.
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The site is partially in a conservation area and
is also close to the magnificent St Johns
Church. The site is set back from the high
street but has sufficient immediate proximity
to it that it is possible to create a destination
centre, with well-designed public spaces, but
consideration must be given to ensure the
vibrancy of the high street and the
sustainability of its businesses are maintained
and enhanced.
The site sits roughly in the centre of the town
and towards the southern end of the High
Street with the primary shopping area located
to the north and secondary retail frontage
between the St Johns site and High Street.
Epping itself is an historic market town and
has a number of listed and locally listed
buildings some of which sit on the site. Epping
benefits from a regular street market that
further enhances the vibrancy of the town and
any development must also protect and
enhance this valuable asset.

Key development objectives
1. A new leisure centre for Epping to replace
the facility currently located at Hemnell Street.
The scheme shows a facility of approx.
2,200m2 and will include a new 25 metre pool,
children’s pool, gymnasium and multi-use
sports hall with wellness centre and spa
facilities. The new Leisure Centre will act as a
destination anchor to the scheme.

3. A1 retail, A3 food and drink and A4 Bar
space totalling 2,170m2. These spaces sit at
ground floor level beneath the residential,
leisure centre and hotel space and offer, in this
early stage of design, flexible areas for any
combination of potential uses.
4. 61 residential apartments. These will provide
a range of 1 and 2 bedroom apartments
designed to meet the requirements of the
Private Market and/or the Build to Rent
market.
5. 72 room 3* hotel. Initial engagement with
the market has confirmed interest from
Premier Inn, Travelodge and Holiday Inn for up
to 100 beds in the town. This block could
alternatively provide more residential
apartments if the hotel interest is not secured.
6. New Public square. Designed to be a new
focal point for the town centre and to support
the development with outside dining and other
cultural activities to create a vibrant and
dynamic space.

Key dates
Activity

Target
Date

Longstop
Date

Full Business Case 31 Mar 2020 24 June 2020
Planning application
granted
Dec 2020

Apr 2020

Start on site

Mar 2021

June 2021

Practical
Completion

Mar 2023

June 2023

The full business case to be finalised and
presented to the Qualis Board will outline in
more detail the return forecasts and model
multiple outcomes to ensure QCL meets it
targets. The returns from St Johns should also
be considered in conjunction with Bakers Lane
and Cottis Lane sites as the developments and
cost/benefits are interlinked.

2. A new 3 screen boutique cinema. A muchneeded addition to the town, this will act as
primary destination focus for daytime and
evening users of the scheme. Boutique cinema
operators such as Everyman and Curzon have
already expressed interest in our proposals.
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4. Project Proposals and Objectives
Bakers Lane, Epping
Bakers Lane is currently a surface carpark
owned and operated by Epping Forest District
Council and providing long and short stay car
parking for approximately 100 cars. The site is
immediately behind the high street and
approximately 200metres from St Johns Road

Key development objectives
The site is allocated in the Local Plan for
residential use however QCL believe the site to
be more suited to providing consolidated multilevel car-parking for the town and to support
the St Johns development above. The
proposals being considered by QCL are to
consolidate the car-parking currently provided
on this site and the Cottis Lane site
immediately east, to provide up to 300 car
park spaces over 3 levels of multi storey car
park.
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Car parks need to be sensitively designed to
meet the needs of the vehicle driver and have
aesthetic merit, and be future proofed as
much as possible with multiple electric
charging points, to be valuable and
sympathetic to the town. There are some
excellent examples of modern car park designs
in the UK & Europe.

Key dates
Activity

Target
Date

Longstop
Date

Full Business Case 31 Mar 2020 24 Jun 2020
Planning application
granted
Dec 2020

Apr 2020

Start on site

Mar 2021

June 2021

Practical
Completion

Mar 2023

Jun 2023

The site is immediately behind the High Street
and adjacent to Bakers Lane. The site is
currently used as a surface car park providing
long and short stay car parking for
approximately 200 vehicles. The site is
allocated in the local plan for residential use.

QCL is analysing proposals for a mix of 1, 2
and 3 bed apartments on the site with
densities of between 150 and 250 units. Carparking would not be provided on site other
than parking for visitors and drop-off however
comparable PRS schemes provide pool cars
and other green travel initiatives as part of the
rental offer.

Key development objectives

Key dates

Cottis Lane, Epping

QCL proposes to consolidate carparking on the
Bakers Lane site as described above releasing
this site for its local plan allocated use of
residential. The site could accommodate
between 50- and 70-unit houses however QCL
believe the site to be more appropriate for a
denser apartment led scheme to meet demand
from the private rented sector for high quality
serviced apartments. The Private Rental
Sector (PRS) in the UK has grown significantly
in the last 5 years with institutional investors
seeing the asset class as a strongly performing
addition to their property portfolios. The PRS
sector seeks to provide managed apartments
with amenities to residents on a short to
medium term lease basis.

Activity

Target
Date

Longstop
Date

Full Business Case 31 Mar 2020 24Jun 2020
Planning application
granted
Dec 2020

April 2020

Start on site

Mar 2021

Jun 2021

Practical
Completion

Mar 2023

Jun 2023
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4. Project Proposals and Objectives
Condor Building, Epping
The site is currently used by Epping Forest
District Council as Council offices and
staff/visitor carparking. The buildings are
no longer fit for purpose and surplus to the
operational requirements of the Council.
The site is allocated in the local plan for
residential use.

The site has been assumed in our appraisals to
provide discounted affordable housing for
families, young couples and individuals in
accordance with EFDC policy. The indicative
layout below has been used for our initial
appraisal.

Approx. Site Area: 0.66 Hectares.

As a predominantly landlocked site, the
development is sensitive to the North, East
West (Buttercross Lane, Rayfield and
Homefield Close existing residential dwellings).

Key development objectives

Key dates

QCL proposes to redevelop the site for a
mixture of family housing and apartments to
meet the objectives of the local plan. The
existing building may be suitable for conversion
however our initial studies suggest that the
more viable option is to demolish the building
and maximise the sites potential.

Activity

Target
Date

Longstop
Date

Full Business Case 24 Jun 2020 24 Sep 2020
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Planning application
granted
Mar 2021

Jun 2021

Start on site

Dec 2021

Practical
Completion

Sep 2021

Sept 2023

Dec 2023

Hemnell Street, Epping
The site is currently used as a leisure centre
and associated car park. It is bounded by
Hemnell Street to the north, Nicholl Road to
the south and residential development to the
west and east.

Key dates
Activity

Target
Date

Longstop
Date

Full Business Case 24 Jun 2020 29 Sep 2020

Approx. Site Area: 0.43 Hectares.

Planning application
granted
Mar 2021

Jun 2021

Key development objectives

Start on site

Jun 2021

Sep 2021

Practical
Completion

Mar 2023

Jun 2023

QCL proposes to redevelop the site for a
mixture of family housing and apartments to
meet the objectives of the local plan. The
existing building will be demolished to
maximise the sites potential.
The site has been assumed in our appraisals to
provide discounted affordable housing for
families, young couples and individuals in
accordance with EFDC policy. The indicative
layout below has been used for our initial
appraisal.
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4. Project Proposals and Objectives
Roundhills, Waltham Abbey

Key dates

The site is located approximately 6 miles to the
south west of Epping town centre, and the
M25 motorway runs from east to west to the
southern side of the site. The site for
development has been created from a land
swap arrangement associated with the recent
construction of a new leisure complex on some
playing fields.

Activity

Key development objectives
QCL proposes to develop a wholly residential
housing scheme on this site, with a mix of
market and affordable housing comprising 23,
3 bed houses, and 4 ,4 bed houses, around a
central estate road, as shown above.
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The site has been assumed in our appraisals to
provide market and affordable housing for
families, young couples and individuals in
accordance with EFDC policy. The indicative
layout below has been used for our initial
appraisal.

Target
Date

Longstop
Date

Full Business Case 24 Jun 2020 29 Sep 2020
Planning application
granted
Dec 2020

Apr 2020

Start on site

Mar 2021

Jun 2021

Practical
Completion

Mar 2023

Jun 2023

North Weald Airfield, Epping
A strategic employment site close to junction 7
of the M11 via the A414. The site is adjacent to
north Weald airfield which is owned and
operated as a commercial airfield by EFDC.
The site extends to approximately 10 hectares.

Key development objectives
An allocated strategic employment site which
could provide a range of accommodation to
meet the business needs of light industrial,
manufacturing, logistics and distribution users
together with office and amenity retail
provision.
The site sits along-side an area of strategic
green space which would be protected and
enhanced by the development proposals. An
area of land immediately to the East of the site
is allocated for housing development and is
being promoted through the planning process
by Countryside Homes.
A development viability assessment is currently
being prepared by Turner and Townsend of
behalf of EFDC and is expected to be
completed by September 2020. Their
assessment will consider the costs associated
with highway and infrastructure provision and
will enable a more accurate assessment of
development viability to be prepared by QCL in
the autumn.

An initial market analysis by QCL has
confirmed that the site would be considered
strategic by potential occupiers providing
distribution and delivery services to industry
and the public. Demand for space is likely to be
high across all unit sizes given the shortage of
available industrial accommodation in Essex
and north London.

Key dates
Activity

Target
Date

Longstop
Date

Full Business Case 31 Sep 2020 25 Dec 2020
Planning application
granted
Jun 2021

Sep 2021

Start on site

Sep 2021

Dec 2021

Practical
Completion

Mar 2023
Phase 1

Jun 2023
Phase 1

NOTE: full scheme build programme 5 years
from Sept 2021
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If you would like this information in another format
or language please contact:
Qualis Group,
Epping High Road, Epping, Essex CM16 7LY
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