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This application is before this Committee since it is an application for residential development consisting 
of 10 dwellings or more (other than an application for approval of reserved matters) and is recommended 
for approval, and since the recommendation is for approval contrary to an objection from a Local Council 
and at least one non-councillor resident, on planning grounds material to the application (Pursuant to The 
Constitution, Part 3: Scheme of Delegation to Officers from Full Council). 
 
Description of Site: 
 
The application site is an irregular shaped site located at the end of Forest Drive on the edge of the built 
up area of Theydon Bois.  The site is bounded by properties on Forest Drive and Dukes Avenue to the 
south and west, the Central Line to the east and a ditch/treeline to the north which opens onto open land 
which rises to the north.   
 
There is a Public Right of Way (PROW 208_3) that runs through the site directly behind the houses on 
Dukes Avenue.  There are a number of protected trees on or adjacent to the site.  A gas easement runs 
through the site and electricity pylons run along the eastern boundary adjacent to the Central line  The 
site is approximately 650m from Theydon Bois Underground Station.  
 
The site is an allocated site for housing within the Epping Forest Local Plan (THYB.R1) with the allocation 
providing an approximate net capacity of 39 dwellings.  The site was within the Green Belt but has been 
removed with the adoption of the current Adopted Plan.     
 
Description of Proposal:  
The proposal seeks consent for 38 residential dwellings utilising the access from Forest Drive, an area 
of open space and associated landscaping and services. The proposal is a mix of 2 and 3 storey flats 
and houses with 8 houses and 30 flats resulting in a density of 40dph.  The breakdown of dwelling sizes 
are as follows:  
 
1 bedroom properties: 14  (37%) 
2 bedroom properties: 16  (42%) 
3 bedroom properties: 7  (18%) 
4 bedroom properties: 1   (3%) 
 
15 of the homes are proposed as affordable, of these, 4 are proposed for shared ownership and 11 for 
affordable rent.   
 
32 car parking spaces are proposed for the development, with cycle parking provided for all dwellings 
 
Relevant History: 
 
No relevant applications.  However, the scheme was submitted, and following submission extensive 
discussions have taken place with Planning, Housing and Urban Design Officers resulting in the current 
scheme.   
 
Policies Applied: 
 
Policy          
SP1 Presumption in Favour of Sustainable Development    
SP3 Place Shaping        
H1 Housing Mix and Accommodation Types    
T1  Sustainable Transport Choices  
P8  Theydon Bois  
D1 Delivery of Infrastructure  
DM1 Habitat Protection and Improving Biodiversity   
DM2  Epping Forest SAC and the Lee Valley SPA  



DM5  Green and Blue Infrastructure  
DM6 Designated and Undesignated Open Spaces   
DM9  High quality design       
DM10  Housing design and quality  
DM19  Sustainable Water Use 
DM20  Low Carbon and Renewable Energy 
DM21  Local Environmental Impacts, Pollution and Land Contamination   
H1  Housing mix and accommodation types    
H2 Affordable Housing        
DM11  Waste recycling facilities on new development   
DM16  Sustainable Drainage Systems     
DM18  On site management of waste water and water supply   
DM22  Air Quality        
 
Consultation Carried Out and Summary of Representations Received   
 
96 objections were received from the following addresses:  
4, 5, 6, 7, 8, 9, 10, 12, 14, 17, 18, 21, 22, 23, 24, 28, 30, 32, 33, 34, 36, 70, 80 Dukes Avenue  
4A, 16B, 28, 29, 31, 33, 35, 36, 43, 44, 46, 50, 52, 54A, 55, 57, 59, 60, 61, 62, 63, 64, 68, 69, 71, 72, 
73, 76, 78, 80, 82, 86 Forest Drive 
35 Blackacre Road 
1, 7, 38, 50 Purlieu Way 
8, 23, 24, 36 Orchard Drive 
49, 55 Woodland Way 
10, 15 Harewood Hill 
6 Thrifts Mead 
23 Hill Road 
14 Piercng Hill 
16 Graylands 
24 Buxton Road 
1, 20 Elizabeth Drive 
12 Hornbeam Road 
Red Holm, Coppice Row 
19 Station Approach 
10 Red Oaks Mead 
37 Theydon Park Road 
Fallow House, Loughton Lane 
Unknown Number, 13, 30, 70 Morgan Crescent 
Unknown Number Baldocks Road  
25 North End, Buckhurst Hill 
Theydon Bois Action Group  
Theydon Bois and District Rural Preservation Society  
Loughton Astronomical Society  
Flat 1 Framlingham Court, Glandford Way, Chadwell Heath 
Unknown address x 6 
 
Objections can be summarised as follows: 

• Out of character, density to much, urban design in an village 
• Overbearing 
• Question need for access to adjacent field 
• Inadequate parking provision 
• Lighting not in keeping with dark skies policy 
• Loss of Trees and impact on trees during construction 
• Overlooking into gardens and houses on Dukes Avenue 



• Houses are too high, three storey flats are too high  
• Flooding impacts 

Excessive impact on existing infrastructure 
• Disruption to footpath 
• No pavements within the site  
• Houses with chimneys should not be allowed 
• Construction issues, lorry movements 
• Harm to wildlife 
• Loss of Green Belt land 
• Impact on EFSAC 
• Not a sustainable location 
• Increase noise and disturbance 
• No community engagement 
• Will become a Gated community 

 
Concern raised by Headteacher of Theydon Bois Primary with regards to construction routes 
 
THEYDON BOIS PARISH COUNCIL – Objection – The Parish has submitted an objection on behalf of 
themselves and also a second objection written by a Planning Consultant.  Given the length of these 
objections these are available to view online and will not be reproduced below. 
 
Main Issues and Considerations: 
 
Principle of Development 
 
The site is allocated for housing in the newly adopted local plan, which went through a robust process of 
examination before it was adopted.  As part of the adoption, the site, which was part of the Green Belt 
has been removed from the Green Belt and now sits within the built up area of Theydon Bois, therefore 
the principle of dwellings on this site is acceptable subject to compliance with the Adopted Local Plan as 
a whole.   
 
The site is within the urban area of Theydon Bois, within easy walking distance of the shops and services 
within the village and within 400m of the Theydon Bois Underground Station.   
 
The proposal is for 38 dwellings which is 1 below the indicative net capacity as proposed within the Local 
Plan, however given how close the proposal is to the indicated amount the numbers are considered 
acceptable.    
 
Design 
 
The proposal results in a mix of 8 two storey houses and 30 flats in two storey and 3 storey blocks, with 
development located around a central green area.  The houses all have a rear garden area with the flats 
(which are located on the eastern side of the development) all having balconies or terrace access. The 
current proposal is for a contemporary scheme, whilst utilising traditional features.  The houses and flats 
follow a similar style so that the development will appear as a cohesive scheme The buildings all have a 
gable, with an interlink flat roof section and will be a mixture of traditional materials utilised in a more 
contemporary style with hanging tile, brick, metal panels and corrugated brick.     
 
The Council’s Urban Designer has been involved in the revisions to this application and has provided 
detailed comments with regards to Design: 
 
Site Context  



The site is 0.94 Ha area of open land on the eastern edge of Theydon Bois.  It is bounded by residential 
development to the west and south of the site, the London Underground Central Line to the east, and 
agricultural land to the north. 
 
The surrounding existing residential context to the west and south of the site is characterised by 2 to 2 
and half storey detached and semi-detached houses, set within generous gardens.   
 
The site is an 8 minute walk from Theydon Bois station which is served by the London Underground 
Central Line.  
 
It is noted that there are number of constraints on the site including; a gas main which runs north to south 
through the centre of the site, a number of TPO’s on the western boundary, noise concerns related to the 
proximity of the central line along the eastern boundary and an area of flood risk in the northeastern 
corner of the site.  
 
Planning Context  
The planning application (ref EPF/0292/21) for the site was originally submitted in March 2021.  This 
initial submission raised a number of significant concerns including but not limited to, low density, 
inefficient housing typologies, lack of landscape led approach, lack of sustainability, and disparity 
between the affordable and market sale dwellings.  
 
Following this initial submission EFDC officers have liaised with the applicant and their design team during 
which time the applicant has developed a revised proposal.  The revised proposal was discussed during 
these meeting and feedback was provided. 
 
Site allocation requirements 
 
The specific site allocation requirements include consideration for the visual amenity provided by the 
existing trees and hedgerows to the west and north of the site. The development proposal should 
minimise harm to the wider landscape, demonstrating consideration for the character of the existing local 
landscape. Existing landscape features should be utilised to provide a new defensible boundary to the 
Green Belt, this should include strengthening the existing landscape features along the northern edge of 
the site.  
 
There are a number of constraints that need to be consideration including the proximity of the London 
Underground. The proposal should seek to mitigate impact of any associated noise as a result of this 
proximity through careful design.  
 
The site has been identified as being at risk of surface water flooding. The design and layout of any 
development proposals should reduce the vulnerability and consequences of surface water flooding to 
the site and its surroundings. 
 
There is a permissive path that runs from the southwest corner of the site to the Northern boundary of 
the site, any development proposals should seek to integrate the existing path or provide an alternative 
path within the development layout in order to maintain, and where possible improve connectivity to the 
wider Public Rights of Way network. 
 
The site is located in close proximity to local transport connections. Most notably the site is within 400mm 
of Theydon Bois Under Ground Station. The proposed scheme should promote sustainable modes of 
transport and encourage active travel though measures such as; limited  provision of on-site residents 
parking to that required to service the essential needs of the development… 
 
 
 
 



Vision and Placeshaping 
 
Policy SP 3 notes that development proposals of a larger scale must demonstrate strong vision, 
leadership, and community engagement, and must provide high quality and imaginatively designed 
homes. Policy DM9, notes that development proposals must relate positively to their context and make a 
positive contribution to place. The supporting information included in the Design and Access statement 
is welcome and sets out a clear understanding of the development of the scheme as well as the intended 
vision and character. The proposed scheme responds sensitively to the existing context and the 
constraints of the site while providing a high-quality contemporary scheme with a distinct character of its 
own.  
 
Layout, Access, and Permeability 
Policy SP3 notes that development must provide homes which combine the very best of urban and rural 
living to promote healthy active lifestyles and vibrant communities. Policy SP 3 (x) also notes that 
development should ensure positive integration and connection with adjacent rural and urban 
communities thereby contributing to the revitalisation of existing neighbourhoods. Policy DM 9 notes that 
proposals must maximise connectivity and integrate landscape into the development as a whole, 
‘Connectivity and Permeability. G, where appropriate, development proposals must maximise 
connectivity within, and through, the development and to the surrounding areas…’.  

 
The general principle of the layout, that of dwellings configured around a central open space is supported. 
The central green space helps to structure the layout and circulation through the site, providing a focal 
point that benefits from active frontages and natural surveillance.  The legibility and movement through 
the site as well as the spatial hierarchy has improved considerably from the earlier scheme. The use of 
a primary marker building to help frame the entrance and create a sense of arrival and improving legibility 
is successful. The use of secondary marker buildings provides additional focal points helping to further 
structure to the layout.   

 
The proposed main vehicular (cycle and pedestrian) access to the site from Forest Drive and the general 
principal of a primary spine road that serves as a continuation of Forest Drive is supported.  As is the 
retention and integration of the existing connection to the agricultural fields to the north, and the new 
connection to the PRoW to the west.   

 
The retention of the existing access to the north and the proposed access to the west are supported. 
These points of access are vital in terms of integrating the scheme within the wider context, encouraging 
both connectivity and permeability.  Policy DM5 states that development proposal must, ‘enhance 
connectivity and integration by providing pedestrian/cycle access to existing and proposed Green 
Infrastructure networks and established routes, including footpaths, cycleways and bridleways/Public 
Rights of Way;’. The proposed pedestrian only access connecting the existing PRoW that runs along the 
western boundary of the site, through the site to the agricultural fields to the north is supported, providing 
an alternative to the current permissive path. While the location of the permissive path has been altered, 
the function remains the same connecting the PRoW along the western edge to the agricultural access 
on the norther boundary. The spine road also serves as an additional alternative route.    
 
In general pedestrian movement through the site has been considered in the design and layout, with 
routes benefiting from active frontages and natural surveillance. While the proposed use of shared 
surfaces would be supported, further information on the nature of the shared surfaces would be welcome. 
The landscape plan included in the application implies that the primary spine road and secondary road 
that runs parallel to the norther boundary (both noted as shared surface in the DAS pg.48) are finished 
in asphalt. The use of this material would imply a road and not a shared surface. The Manual for Streets, 
‘7.2.15 Shared surface streets are often constructed from paviours rather than asphalt, which helps 
emphasise their difference from conventional streets. Research for MfS has shown that block paving 
reduces traffic speeds by between 2.5 and 4.5 mph, compared with speeds on asphalt surfaces’. Clear 
and continuous pedestrian routes should be provided across the site.  
 



Landscape Design 
 
Policy DM 9, Part E states development proposals must demonstrate how landscape and planting has 
been integrated into the development as a whole. Parts A i) and ii) require all developments to be design-
led and relate positively to the context and make a positive contribute to a place.  Part F requires relevant 
developments to contribute positively to the public realm and to public spaces to which it is physically or 
functionally connected. 

 
Policy SP3 requires development sites to, ‘extend, enhance and reinforce strategic green infrastructure 
and public open space’. As already noted, the proposed additional access on the western boundary and 
the retention of the access to the agricultural field to the north are welcome.  Connection between these 
existing green spaces and other proposed green spaces within the site would be considered successful 
provided further clarification on the nature of the shared surfaces for the identified shared routes is 
provided which can be agreed by condition.   
 
The central open space has the potential to provide valuable amenity and outlook for future residents.  
As already noted, its centralised location benefits from active frontages and natural surveillance providing 
a safe, attractive, and accessible communal amenity. The integration of a swale and use mixed 
naturalistic planting and meadow grasses is welcome providing an opportunity to contribute towards 
biodiversity net gain. 

 
Despite some of the constraints of the site including the realignment of the gas easement, which will 
result in the loss of some young trees and shrubs efforts have been made to retain and enhance existing 
landscaping features and to integrate areas of new planting throughout the scheme. The proposed new 
trees which are dispersed through the scheme are also welcome, helping to frame/shelter the central 
green space and soften the impact of the proposal in other areas.  
 
The norther boundary to the site is verdant in nature with existing hedges and trees that help to provide 
screening to the site, and a buffer to the green belt.  This is also the location of the existing brook.  Policy 
DM5 States that development proposals must, ‘retain and where possible enhance existing green 
infrastructure, including trees, hedgerows, woods and meadows, green lanes, wetlands, ponds and 
watercourses’.   The proposed works to the brook as part of the flood mitigation strategy will result in the 
loss of some young trees, however this is considered acceptable as these will be replaced by semi mature 
trees and other native species of shrubs planting.      

 
The western boundary to the site is also of a verdant nature and including 5 TPO’s, 4 Oak trees and an 
Ash tree.  There is a further TOP (oak) on the southern boundary of the site, near to the existing 
substation.  The location of the root protection areas to these trees has been considered in the design 
and layout of the proposal, and strategies to minimise the impact of any works have been identified. 
Please refer to comments from the EFDC Trees and Landscape Officers regarding the protection of the 
existing hedgerows, and trees within and adjacent to the site. 
 
Scale, Form & Massing 
 
Policy DM9 notes that ‘development proposals must relate positively to their locality, having regards to 
(i) building heights (ii) the form, scale, and massing prevailing around the site, (iv) the rhythm of any 
neighbouring or local regular plot widths, and, where appropriate, following existing building lines’. 

 
In general, the height of the proposed development is sympathetic to the existing context. The majority 
of the proposed development is 2 storeys plus pitched roofs. The apartment blocks along the eastern 
boundary rise from a height of 2 storey in the southern corner adjacent to the existing residential buildings 
on Forest Drive, to 3 storeys towards the northern end of the site.  The use of stepping helps to mediate 
between the proposed and the existing residential dwellings and is therefore supported.  The additional 
height along the eastern edge, provides a buffer to the railway sheltering the wider proposal.    

 



The proposed form and use of pitched roofs references the existing adjacent residential context of 2 of 
detached/semidetached house typology that dominates the immediate surrounding area.  Throughout the 
scheme the pitched roofs are interspersed with small areas of flat roof between.  This helps to visually 
break up the massing of the terrace houses and the apartment blocks, articulating the pitched roofs 
providing a clean and contemporary profile to the form of the buildings.   

 
The subtle chamfer to the front elevations of the apartment blocks and the use of inset balconies, add 
interest providing a contemporary take on traditional forms while also providing privacy for future 
residents.  The main elevations have a clear sense of rhythm and hierarchy, further articulated by the 
placement of materials.  

 
Similarly, the form of both the detached and terraced houses are a successful contemporary interpretation 
of traditional forms found in the surrounding area.    

 
The mix of housing typologies including terraced, detached, and apartments is supported inline with 
creating a mixed community and making an efficient use of the site.  It is noted that the scheme provides 
38 homes which is one less than the site allocation of 39 homes, however the proposed density of the 
site feels appropriate to the context taking into consideration the constraints of the site.     
 
Transportation  
 
Policy T1, states that, ‘Development will, where appropriate, ensure that transport infrastructure will be 
of a high quality, sustainable in design, construction and layout, and offer maximum flexibility in the choice 
of travel modes, including walking and cycling, and with accessibility for all potential users.’. Regarding 
car parking, Policy T1 states that developments must provide, ‘appropriate parking provision, in terms of 
amount, design and layout and cycle storage arrangements’.  

 
The proposal provides a total of 31 parking spaces (29 allocated and 2 visitor spaces). The one-bedroom 
apartments are proposed to be car free.  Given the highly sustainable location in close proximity to 
Theydon Bois station and other local amenities this would be supported in line with the council’s Policy 
T1 Sustainable transport choices which sates. ‘Reduced parking, including car free, development in 
sustainable locations will be supported’.  A reduction in the level of residents parking is also identified in 
the site allocation.  

 
The proposal includes the provision for a car club service.   
 
Essex design guide states that, ‘communal parking areas should be divided and distributed around the 
layout’. The Building for Healthy Life (BHL) toolkit (2020) encourages a range of parking solutions 
including small and overlooked parking courtyard and shared/unallocated on street parking.   general 
approach to the provision and location of carparking throughout the site is supported.   Carparking has 
been successfully distributed across the site and is largely removed from the central public realm through 
the use of rear parking courts, on plot parking in the form of garages, and limited on street visitor parking.  
The highest concentration of car parking is in the rear parking courts along the eastern boundary.  While 
high concentrations of parking should be avoided, in this case, locating the parking here utilises this edge 
providing an additional buffer between the railway and the proposed development.    
 
Cycle storage provision has been considered across the site as a whole,  including 4 external visitor 
spaces.  A minimum of 1 cycle spaces per dwelling has been provided.  Local Transport Note 1/20 (July 
2020) (a Department for Transport note specific to cycle infrastructure design) advises that, ‘cycle parking 
in dwellings must be convenient, either in the home, within the building or in the immediate vicinity.’  For 
the houses the cycle provision is either within the garage for the terraces or within external cycle stores 
for the detached houses.  Secure cycle storage has been provided in blocks A, B and C in the form of 
communal cycles stores.  For blocks B and C the cycle store has been integrated into the ground floor 
plan.  A separate external cycle store has been provided for block A.  While it is preferable for the cycle 



store to be provided within the built footprint for ease of access, the proposed external cycle store to block 
A is in an accessible location and is therefore acceptable. 

 
Local Transport Note 1/20 (July 2020) regarding external cycle parking (visitor cycle parking) 
recommends that, ‘Cycle parking, and routes to and from it, should be clearly marked, overlooked, well-
maintained, well-lit and integrated into the built environment.’.  The visitor parking is provided just off the 
main spine road adjacent to the vehicular access point to the rear parking courts.  More information on 
these external cycles stores (both residents and visitors) would be welcome and can be conditioned so 
that the style/type is agreed. 
 
 
Residential design: 
Policy H 1 notes that,  ‘Development will be permitted where the mix of new homes, includes a range of 
house types and sizes to address local need… is appropriate to the size, location and characteristics of 
the site and its surroundings’. Policy SP 3 notes the development proposals must follow the principle of 
providing high quality and imaginatively designed homes with gardens or access to usable and accessible 
amenity space.  Policy DM 10 requires new housing to meet or exceed Nationally Described Space 
Standards, as well as meet the requirements of Building Regulations M4(2).  It also notes that, ‘Mixed 
tenure residential development proposals must be designed to be ‘tenure blind’ to ensure homes across 
tenures are indistinguishable from one another in terms of quality of design, space standards and building 
materials.’  

 
Policy H2, Affordable Housing states that, ‘On development sites which provide for 11 or more homes, or 
residential floorspace of more than 1,000 sqm (combined gross internal area), the Council will require 
40% of those homes to be for affordable housing provided on site.  The mix of affordable homes will be 
required to reflect the latest available housing need.’ The proposed provision of 39% affordable housing 
units is just below the policy requirement, this is discussed in further detail below.  

 
The mix of dwelling sizes is heavier with regards to the 1 and 2 bedroom properties (79%).  However, 
given that the total allocation for the site is 39, it is considered on balance acceptable to meet this 
allocation and provide a good availability of new dwellings within Theydon Bois.  The proposed affordable 
homes are located together towards the southern end of the site and include a mixture of dwelling types. 
In line with Policy H2 the proposed affordable homes are indistinguishable from the wider development 
and are therefore supported.  

 
Policy H1 requires all new dwellings to meet the requirements of M4 (2) ‘Accessible and adaptable 
dwellings’ of the building regulations.  This means that all new dwellings must achieve level access.  It is 
noted that given the lack of lifts, dwellings on the upper floors of the apartment blocks will not achieve 
this.  However, it is also noted that 4 of the ground floor units exceed the requirements of Policy H1 by 
meeting the requirements M4(3) ‘Wheelchair users dwellings’.  These units are also located in close 
proximity to the accessible parking spaces. 
 
The approach to the provision of amenity across the scheme is supported with each dwelling being 
provided with private external amenity in the form of either a garden or patio for ground floor dwellings, 
and a balcony for dwellings at the upper levels.  As already noted the design of the inset balconies provide 
residents with privacy and the additional details for the balustrade included within the submission is 
welcome.  As well as private amenity the proposal also includes the provision of shared communal 
amenity.  

 
The entrance/arrival sequence and layout of the communal circulation has a significant impact on the 
quality of the journey that residents (and visitors) experience when navigating from the public realm to 
the private front door.  The main entrance to each of the 3 apartment blocks is located on the front (west) 
elevation, providing an active frontage at ground level.  The ground floor apartments are accessed on the 
rear elevation. Each block has a generous lobby which provide through access from front to back, 



facilitating alternative access routes for residents to both the bin and bike stores, as well as the rear 
parking courts.  
 
The use of an open access deck to the dwellings on the upper floors on the blocks would have allowed 
for a greater number of dual aspect dwellings, however given the proximity to the railway and the concerns 
regarding the associated noise internal corridors are considered acceptable in these circumstances.  
While internal corridors should be avoided, a number of windows have been provided to give access to 
natural light, ventilation and to assist legibility. 

 
In general, the internal layouts of the apartments are supported.  It is clear that an effort has been made 
where possible to provide dual aspect (in some instances triple aspect) main living/kitchen/dining spaces, 
including direct access to the external amenity spaces.  The internal arrangements maximise 
opportunities for natural light, and it is good to see that the location for the Air Source Heat Pump 
necessary infrastructure and storage has been clearly identified on the plans.  

 
Similarly, the internal layouts for the different house types demonstrate consideration for the future 
users with functional layouts that utilise opportunities for light natural.   

 
Appearance and materials 
 
Policy DM 9 states, ‘Development proposals must relate positively to their locality, having regard to… (vi) 
distinctive local architectural styles, detailing and materials.’. Building for a Healthy Life advocates. 
‘Drawing inspiration from local architectural and/or landscape character’, however it also warns against, 
‘attempting to create character through poor replication of architectural features or details’ and 
‘referencing generic or unforgettable architecture nearby to justify more of the same’.  The general 
approach to the architectural expression of the scheme referencing traditional forms and materials while 
reflecting contemporary architecture and avoiding architectural pastiche is supported.  
 
The use of brick alongside the other local/traditional materials including terracotta hanging tiles identified 
in the submitted Design and Access Statement are in keeping with the character of the local area and 
would therefore be supported.  Varying the colour and/or texture of the brick/tiles in selected areas creates 
variety and visual interest providing further articulation of the forms while not becoming too ‘fussy’.  
Further information with regards to material choices and the quality of the fenestration can be conditioned.  
 
The use of the same material pallet across the different dwelling types is supported helping to unify the 
different elements the scheme.  

 
The quality of materials can be secured through a planning condition and samples, including sample 
panels of the proposed brickwork showing intended mortar colour & jointing and the proposed hanging 
tiles should be requested.  Samples of the any other proposed cladding material and window frames 
should also be requested.  

 
 
Sustainability 
 
The Council declared a Climate Emergency in September 2019 noting the intention of doing everything 
within our power to be carbon neutral by 2030.  Policies DM 9, DM 11, DM 15-21 set out expectations 
around sustainability measures and information to ensure that development incorporates sustainable 
design and construction principles and clear approaches to climate change.  Sustainable principles 
should be informing the design process from the outset including but not limited to, considering site layout 
and building orientation, form factor, fabric performance, fenestration, solar shading, SuDs, and 
opportunities to encourage active travel as well as improve biodiversity across the site as a whole.  
 
While sustainability has been incorporated into some areas of the proposal it is noted that at the initial 
stage the EFDC sustainability check list had not been submitted.  This was later submitted as at the time 



of the original submission was not part of the validation requirements.   The checklist, shows that the 
proposal either meets or surpasses the minimum requirements.    The sustainability checklist, although a 
useful tool not all questions can be answered at planning stage.   
 
In terms of renewable energy proposed solar panels and air source heat pumps are proposed (and can 
be conditioned to be sure are installed).  All houses and flats are proposed as dual aspect to allow cross 
ventilation and reduce potential overheating.  Water efficient appliances and fixtures are also proposed.  
Rainwater will be harvested for irrigation.   As above, these can be conditioned to ensure these measures 
are implemented.  
 
Neighbouring Amenity 
 
The site is bordered by dwellings on the west and part of the south of the site. 
 
To the south, the nearest property is No. 86 Forest Drive.  This property will retain a good level of 
separation from the development site due to the location of the substation and the Preserved Oak Tree 
between this property and the application site.  In addition, No. 86 is situated to the south of its plot and 
therefore there is some 20m between the side of 86 and the application site.  Due to this good level of 
separation it is not considered the proposal will give rise to any excessive loss of privacy, light or outlook 
to the occupiers of No. 86. 
 
With regards to the properties that back onto the site which are located on Dukes Avenue, these 
properties have rear gardens in the region of a minimum of 17.5m in depth.  Two proposed dwellings 
back on to these properties (plot 1 and 3) but these are set in from the site boundary by some 12 and 
8m, with an additional separation distance provided by the PROW and a very good level of screening 
provided by the existing tree line.   
 
Notwithstanding the acceptable distance between these properties, at first floor Plot 1 only has one rear 
facing window (and a terrace than can be screened).  Plot 3 (the closer of the two plots to the rear 
boundary, has only 2 small rear facing windows at first floor and one is a bathroom and the other a 
secondary window so both could be conditioned to be obscured glazed.   
 
Plot 38 in the north west corner of the site, sides onto the properties on Dukes Avenue. Again the 
distances are acceptable and although there are side facing windows, these again are secondary 
windows and again can be conditioned to be obscure glazed.    
  
Given, the distances, the separation provided by the PROW, the carefully positioned windows and the 
existing screening the proposal is not considered to result to excessive harm to the amenities of those 
properties that back onto the site.   
 
There will clearly be a change to the current open nature of the application site, however this is not harmful 
to amenity.  There will clearly be a greater level of activity within the site compared to the current use, but 
again given the design of the layout this will be minimised and the most activity will be located to the west 
of the site with the larger parking areas.    
 
Amenity of Future Occupiers 
The proposal meets the current nationally prescribed space standards for all dwellings and is therefore 
inline with Policy DM10 of the SVLP.  With regards to the provision of amenity space, this has been 
significantly increased and all houses have adequately sized gardens and flats have access to a balcony 
or terrace.  The proposal also includes a generous central landscaped space which provides a useable 
amenity space and the proposal has enhanced the access to the Public Right of Way for further amenity 
options.  The plans were slightly revised to ensure the dwellings all had sufficient amenity space with the 
entrance dwelling moved slightly to the north and east to ensure the rear garden was not completely 
overshadowed by the protected tree to the rear.   
 



All of the flats have dual aspect, to create a better from of living accommodation for future occupiers.  
Small details like angled balcony railing work as both a safety feature and retain privacy, with the intention 
that future occupiers will hopefully not need to DIY privacy screens.   
 
A noise report has been submitted as part of the application and this report focuses on the impact of 
noise from the Underground line on occupiers of the proposal.  The report concludes that suitable 
residential amenity can be met with suitable mitigation measures which can be secured by condition.  
 
Affordable Housing  
This scheme proposes 38 units and the applicant will need to provide at least 15 of the overall number of 
homes as affordable to comply with policy H1.  It is useful to note that where affordable dwelling numbers 
do not result in whole numbers, it should be rounded up. 
 
The planning statement included with this application, suggested that 40% affordable housing is 
proposed; in line with the adopted Local Plan. However, the proposed provision is 39.47% (39.5%) just 
below the policy requirement.  In this case an increase in units, from 15 units to 16 units will be 42% of 
the overall number of homes as affordable housing; in excess of the policy requirement.  
 
Given this ‘technical’ percentage issue, the Housing Officer is supportive of the application as the 
proposal will provide much needed affordable home within the District and is exceptionally close to the 
target of 40%.  
 
As noted above within the Design section, the affordable homes within this proposal have been designed 
to be tenure blind.   
 
Highways and Parking 
32 parking spaces are proposed for this development (an error was picked up within the Design and 
Access Statement that stated 31).  This is below the Essex Parking standards suggested amount of 
parking.  However, this site is within an easy walk of the shops and services of Forest Drive and Theydon 
Bois Station and is considered a fairly sustainable site.  Local Plan policies promote sustainable 
development and car free developments, and the Essex Parking Standards also allows for reductions in 
parking numbers.   
 
The site specific allocation for this site is also clear in that:  
 
Infrastructure  
F. The site is located within a 400 metres radius of a London Underground Station. Measures must be 
adopted to promote sustainable transport modes and encourage active transport. Such measures should 
include: (i) limiting the provision of on-site residents' parking to that required to service the essential needs 
of the development… 
 
This suggests that there is not a need for resident parking.  
 
Despite the site-specific allocation stating the application site is within a 400 metre radius of the station, 
Officers are aware that this is an ‘as the crow flies’ measurement and in reality to walk to the station would 
be approximately 600m.  Given that it is not within 400m of the station it is considered that there will be 
some reliance on private car use and despite the site-specific policy requirements suggesting no residents 
parking Officers have negotiated the current parking numbers.   
 
The proposed provision of parking, given the above  is considered a careful balance of providing sufficient 
parking spaces appropriate for the location, whilst promoting the sustainability of the site.  In addition it 
balances the provision of car parking spaces without creating a development dominated by cars.   
 
Cycle storage has been proposed for all units, and following clarification from the Agent many of these 
will be capable of accommodating more than one bike (i.e. for family use).  



 
The Essex County Council Highways Officer has no objections to the scheme and comments:  
 
The Highway Authority has assessed the application and submitted information, visited the site, and has 
concluded that in highway terms it is not contrary to National and Local highway and transportation 
planning policy and current safety criteria. It is also noted that the site is allocated, THYB.R1, in the 
Epping Forest District Local Plan 2011-2033 (2023).  
 
The Transport Statement (TS) has analysed the impact of the traffic generation, to the satisfaction of the 
Highway Authority, and is not considered to have a significant or severe impact at this location, or on the 
wider highway network. 
  
With regards to the parking provision for the development, ECC would defer to EFDC, as the Parking 
Authority for the District, but, whilst the Highway Authority considers the parking provision is likely to have 
little or no impact upon highway safety, it is highly likely to have an adverse impact on the overall amenity 
of the site, with people parking outside any designated spaces within the private development. The 
applicant should consider how the on-site parking is going to be managed in the future.  
 
Further to the above, and in consultation with the NEPP, it is considered necessary to secure double 
yellow lines along the northern section of Forest Drive to prevent the development from being blocked, 
as the existing single yellows will not be sufficient for this purpose.  
 
Consequently, the Highway Authority has concluded that the proposal will not be detrimental to highway 
safety, capacity, or efficiency. 
 
The comments relating to the onsite parking are noted and the developer has added details to the 
landscaping areas such as timber bollards to prevent ad hoc parking on site.   
 
Landscaping 
Notwithstanding the design comments above, the Council’s Tree and Landscape Officer has no objection 
to the scheme subject to conditions to ensure the retained trees are protected, the retention of tree and 
shrubs and the submission of a hard and soft landscaping scheme.  A landscape concept plan was also 
submitted as part of the application, at the request of the urban design officer and this shows how the 
layout of the built form has been designed around and to enhance existing landscaping.   
 
  
 
SAC and Air Quality 
 
Assessment under the Conservation of Habitats and Species Regulations 2017 (as amended) 
A significant proportion of the Epping Forest Special Area of Conservation (the EFSAC) lies within the 
Epping Forest District Council administrative area.  The Council has a duty under the Conservation of 
Habitats and Species Regulations 2017 (as amended) (the Habitats Regulations) to assess whether the 
development would have an adverse effect on the integrity of the EFSAC.  In doing so the assessment 
is required to be undertaken having considered the development proposal both alone and in combination 
with other Plans and Projects, including with development proposed within the Epping Forest Local Plan 
Submission Version (LPSV) 
The Council published a Habitats Regulations Assessment in January 2019 (the HRA 2019) to support 
the examination of the LPSV. The screening stage of the HRA 2019 concluded that there are two 
Pathways of Impact whereby development within Epping Forest District is likely to result in significant 
effects on the EFSAC.  The Pathways of Impact are effects of urbanisation with a particular focus on 
disturbance from recreational activities arising from new residents (residential development only) and 
atmospheric pollution as a result of increased traffic using roads through the EFSAC (all development).  
Whilst it is noted that the independent Inspector appointed to examine the LPSV, in her letter dated 2 
August 2019, raised some concerns regarding the robustness of elements of the methodology 



underpinning the appropriate assessment of the LPSV, no issues were identified in relating to the 
screening of the LPSV or the Pathways of Impact identified.  Consequently the Council, as Competent 
Authority under the Habitats Regulations, is satisfied that the Pathways of Impact to be assessed in 
relation to this application pertinent to the likely significant effects of development on the EFSAC alone 
and in-combination with other plans and projects are: 
1) Recreation activities arising from new residents (recreational pressures); and 
2) Atmospheric pollution as a result of increased traffic using roads through the EFSAC. 

Stage 1: Screening Assessment 
This application has been screened in relation to both the recreational pressures and atmospheric 
pollution Pathways of Impact and concludes as follows: 

1)  The site lies within the Zone of Influence as identified in the Interim Approach to Managing 
Recreational Pressure on the Epping Forest Special Area of Conservation’ (the Interim Approach) 
adopted by the Council on 18 October 2018 as a material consideration in the determination of 
planning applications.  Consequently the development would result in a likely significant effect on 
the integrity of the EFSAC as a result of recreational pressures. 

2) The development has the potential to result in a net increase in traffic using roads through the 
EFSAC. 

Consequently, the application proposal would result in a likely significant effect on the integrity of the 
EFSAC in relation to both the recreational pressures and atmospheric pollution Pathways of Impact.   
Having undertaken this first stage screening assessment and reached this conclusion there is a 
requirement to undertake an ‘Appropriate Assessment’ of the application proposal in relation to both the 
recreational pressures and atmospheric pollution Pathways of Impact.   
Stage 2:  ‘Appropriate Assessment’ 
Recreational Pressures 
The application proposal has the potential to increase recreational pressures on the EFSAC.  However, 
the Council, through the development of the Interim Approach, has provided a strategic, district wide 
approach to mitigating recreational pressures on the EFSAC through the securing of financial 
contributions for access management schemes and monitoring proposals.  Consequently, this application 
can be assessed within the context of the Interim Approach.  In doing so the Council has sought to take 
a proportionate approach to the securing of such financial contributions, and currently only seeks these 
from proposals for new homes within 3km of the EFSAC, as is the case with this planning application.  
The applicant has agreed to make a financial contribution in accordance with the Interim Approach. .  
Consequently, the Council is satisfied that the application proposal would not have an adverse impact on 
the integrity of the EFSAC subject to the satisfactory completion of a Section 106 planning obligation. 
Atmospheric Pollution 
The application proposal has the potential to result in a net increase in traffic using roads through the 
EFSAC.  However, the Council, through the development of an Interim Air Pollution Mitigation Strategy 
(IAPMS), has provided a strategic, district wide approach to mitigating air quality impacts on the EFSAC 
through the imposition of planning conditions and securing of financial contributions for the 
implementation of strategic mitigation measures and monitoring activities.  Consequently, this application 
can be assessed within the context of the IAPMS.  The applicant has agreed to make a financial 
contribution in accordance with the IAPMS. In addition the application will be subject to planning 
conditions to secure measures as identified in the IAPMS.  Consequently, the Council is satisfied that the 
application proposal would not have an adverse impact on the integrity of the EFSAC subject to the 
satisfactory completion of a Section 106 planning obligation and the imposition of relevant planning 
conditions. 
Conclusions: 
The Council is satisfied that, subject to the satisfactory completion of a Section 106 planning obligation 
and the imposition of relevant planning conditions as set out above, the application proposal would not 
have an adverse effect on the integrity of the EFSAC. 
 
 



Local Infrastructure 
  
Local residents raise concerns about the potential impact of development on local infrastructure and 
these concerns have been recognised by officers and consultees. 
 
The Infrastructure Delivery Plan establishes the broad mechanism by which such matters can be resolved 
through appropriate contributions to improve local services and facilities to meet the increased needs 
placed on them by increased demand arising from development. Additional information from key service 
providers will inform the local requirements.  
  
Discussions in relation to such impacts arising from the proposed development have resulted in a range 
of measures that would need to be addressed if development is to proceed, these can be secured by a 
s106 agreement. The following matters are included therefore as part of the application: 
  
Obligations to be managed by EFDC: 
 
Affordable Housing – on site provision of 15 affordable homes, of these, 4 are proposed for shared 
ownership and 11 for affordable rent 
 
Open Space - Children & Young People                  £4,239.32 x 38 (IDP requirement) 
       =£161094.16 
Community Facilities      £1363.65 x 38 (IDP requirement) 
       =£ 51,818.70 
Epping Forest Special Area of Conservation  (comprising Air Quality Mitigation  

£335 x 38 = £12730  
 
Recreational Mitigation     £1852.63 x 38= £70,399.94 
 
  
EFDC Monitoring Fee                £ 14,802.14 (5% of total) 
  
Obligations to be managed by ECC: 
  
Early Years and Childcare (IDP Requirement)     £2142.86 x 38 =  £81,428.68 
  
Improvements to Footpath No. 3  £122.81 x 38 =    £7000 
ECC Monitoring Fee                     £1,100 
 
These contributions, amounting to around £10,536 per dwelling in addition to the affordable housing 
provision have been agreed with the applicants and a legal agreement is in preparation. 
 
In addition there will be onsite provision of public open space and provision of access to a car club as per 
the site specific requirements.   
 
Conclusion: 
 
The proposal results in new dwellings within an urban part (i.e. not within the Green Belt) of the District, 
it proposes a well-conceived design and layout, has limited harm to surrounding neighbours, provides 
sufficient parking in this sustainable part of the District, and provides onsite affordable housing.  Therefore 
given the above assessment and subject to a legal agreement the application is recommended for 
approval.    
 
Should you wish to discuss the contents of this report item please use the following contact 
details by 2pm on the day of the meeting at the latest: 
 



Planning Application Case Officer: Marie-Claire Tovey 
Direct Line Telephone Number: 01992 564414 
 
or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
 
 
Conditions: (43) 
 
1 

 
The development hereby permitted shall begin not later than three years from the date of this 
decision.  
 
Reason: To comply with the requirements of Section 91 of the Town and Country Planning Act 
1990 (as amended).  

 
2 

 
The development hereby permitted shall be carried out and retained strictly in accordance with 
the following approved plans:  
15530-A-PL-(03)-001 
15530-A-PL-(03)-002 
15530-A-PL-(03)-003 
15530-A-PL-(03)-004 
15530-A-PL-(03)-100 
15530-A-PL-(03)-101 
15530-A-PL-(03)-102 
15530-A-PL-(03)-103 
15530-A-PL-(03)-104 
15530-A-PL-(05)-100 
15530-A-PL-(05)-101 
15530-A-PL-(05)-102 
15530-A-PL-(05)-103 
15530-A-PL-(05)-104 
15530-A-PL-A-(03)-100 
15530-A-PL-A-(03)-101 
15530-A-PL-A-(03)-102 
15530-A-PL-A-(03)-103 
15530-A-PL-A-(05)-100 
15530-A-PL-A-(05)-101 
15530-A-PL-A-(05)-102 
15530-A-PL-A-(05)-103 
15530-A-PL-B-(03)-100 
15530-A-PL-B-(03)-101 
15530-A-PL-B-(03)-102 
15530-A-PL-B-(03)-103 
15530-A-PL-B-(05)-100 
15530-A-PL-B-(05)-101 
15530-A-PL-B-(05)-102 
15530-A-PL-B-(05)-103 
15530-A-PL-C-(03)-100 
15530-A-PL-C-(03)-101 



15530-A-PL-C-(03)-102 
15530-A-PL-C-(03)-103 
15530-A-PL-C-(05)-100 
15530-A-PL-C-(05)-101 
15530-A-PL-C-(05)-102 
15530-A-PL-C-(05)-103 
 
Reason: For the avoidance of doubt and to ensure the proposal is built in accordance with the 
approved plans.  

 
3 

 
A lighting design scheme for biodiversity shall be submitted to and approved in writing by the 
local planning authority. The scheme shall identify those features on site that are particularly 
sensitive for bats and that are likely to cause disturbance along important routes used for 
foraging; and show how and where external lighting will be installed (through the provision of 
appropriate lighting contour plans, lsolux drawings and technical specifications) so that it can be 
clearly demonstrated that areas to be lit will not disturb or prevent bats using their territory. 
All external lighting shall be installed in accordance with the specifications and locations set out 
in the scheme and maintained thereafter in accordance with the scheme. Under no 
circumstances should any other external lighting be installed without prior consent from the local 
planning authority.” 
 
Reason: To allow the LPA to discharge its duties under the Conservation of Habitats and 
Species Regulations 2017 (as amended), the Wildlife & Countryside Act 1981 as amended and 
s40 of the NERC Act 2006 (Priority habitats & species)  

 
4 

 
Prior to the first occupation of the development the access arrangements, as shown in principle 
on Waterman drawing no. 0003 Rev A03, shall be fully implemented, with all details being 
agreed with the Highway Authority, to include, but not limited to the following: 
• The access road into the development shall match the existing width of Forest Drive, from its 
connection with it, with no unadoptable construction methods or materials to be used within the 
highway 
• Extension of the existing footway on the eastern side of Forest Drive into the site, at a 
minimum width of 1.8m, where possible 
• Provision of a pair of dropped kerb crossing points with tactile paving across the northern end 
of Forest Drive 
• Implementation of an extension to the existing ‘no waiting at any time’ Double Yellow Line 
restrictions, from the junction with Dukes Avenue, to the northern end of Forest Drive, on either 
side of the road. 
 
Reason: To ensure that appropriate and safe access is secured for all highway users.  

 
5 

 
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (as amended) (or any other order revoking and re-enacting that 
order) no development permitted by virtue of Class A, AA, B, C, D, E and F of Part 1 and Class 
A of Part 2 to schedule 2 shall be undertaken, without the prior written agreement of the Local 
Planning Authority. 
 



Reason: The ensure further consideration is given with regards to the effect on the character 
and appearance of the area and living conditions on adjoining properties, in accordance with 
Policy DM9 and DM10 of the Epping Forest District Local Plan 2011-2033 (2023) and the NPPF.  

 
6 

 
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any order revoking and re-enacting that Order with or 
without modification), no windows [other than those expressly authorised by this permission] 
shall be constructed, without the prior written agreement of the Local Planning Authority. 
 
Reason: The ensure further consideration is given with regards to the effect on the living 
conditions on adjoining properties, in accordance with Policy DM9 of the Epping Forest District 
Local Plan 2011-2033 (2023) and the NPPF.  

 
7 

 
Prior to any above ground works, details of levels shall have been submitted to and approved by 
the Local Planning Authority showing cross-sections and elevations of the levels of the site prior 
to development and the proposed levels of all ground floor slabs of buildings, roadways and 
accessways and landscaped areas. The development shall be carried out in accordance with 
those approved details. 
 
Reason: To ensure the impact of the intended development upon adjacent properties and the 
street scene is acceptable, in accordance with Policy DM9 of the Epping Forest District Local 
Plan 2011-2033 (2023) and the NPPF.  

 
8 

 
Prior to first occupation of the building/extension hereby permitted the windows in the rear of 
Plot 1 and Plot 3 at first floor level and above, shall have been fitted with obscure glass with a 
minimum Pilkington privacy level 3 obscurity (or equivalent), and no part of that/those windows 
that is less than 1.7 metres above the internal floor level of the room in which it is installed shall 
be capable of being opened. Once installed the obscure glass shall be retained at these 
specifications thereafter. 
 
 
Reason: To prevent overlooking and loss of privacy to the occupants of neighbouring properties, 
in accordance with Policy DM9 of the Epping Forest District Local Plan 2011-2033 (2023) and 
the NPPF.  

 
9 

 
Prior to the first use of the balcony, details of a privacy screens to the side of the balcony on Plot 
1 shall have been submitted to and approved in writing by the Local Planning Authority. The 
development shall be implemented before occupation in accordance with the approved details 
and so retained. 
 
Reason: To prevent overlooking and loss of privacy to the occupants of neighbouring properties, 
in accordance with Policy DM9 of the Epping Forest District Local Plan 2011-2033 (2023) and 
the NPPF.  

 
10 

 
Prior to any above ground works, documentary and photographic details of the type and colours 
of the external finishes of the development have been 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 ensure a satisfactory appearance in the interests of visual amenity, in accordance 
with Policy DM9 of the Epping Forest District Local Plan 2011-2033 (2023) and the NPPF.  

 
11 

 
Prior to first occupation, the applicant/developer shall ensure that each dwelling has been 
provided with the necessary infrastructure to enable its connection to a superfast broadband 
network or alternative equivalent service. 
 
Reason: To ensure the development contributes to supporting improved digital connectivity 
throughout the District and supports the wider aims and objectives for reducing car-led air 
pollution, improving the health and wellbeing of residents and visitors including the EFSAC, in 
accordance with Policies D5, DM2, DM9 & DM22 of the Epping Forest District Local Plan 2011-
2033 (2023) and the NPPF.  

 
12 

 
Prior to first occupation of the development, measures shall be incorporated within the 
development to ensure a water efficiency standard of 110 litres (or less) per person per day. 
 
Reason: The District is classed as being in an area of severe water stress and the reduction of 
water use is therefore required in the interests of sustainability, in accordance with Policy DM19 
of the Epping Forest District Local Plan 2011-2033 (2023) and the NPPF.  

 
13 

 
Access to Electric vehicle charging points shall be provided for all of the car parking spaces 
shown on the approved plans. The spaces shall be constructed and marked out and the 
charging points installed prior to the occupation of the development, and thereafter retained 
permanently for the accommodation of vehicles of occupiers and visitors to the premises and not 
used for any other purpose. 
 
Reason: To ensure the development contributes to supporting the Council towards a low carbon 
future and the wider aims and objectives for reducing car-led air pollution in regard to the 
EFSAC, in accordance with Policies T1 & DM22 of the Epping Forest District Local Plan 2011-
2033 (2023) and the NPPF.   

 
14 

 
Notwithstanding the provisions of the Town & Country Planning General Permitted Development 
Order 2015 (or of any equivalent provision in any Statutory Instrument revoking or re-enacting 
that Order), the garage/carports hereby approved shall be retained so that they are capable of 
allowing the parking of cars together with any ancillary storage in connection with the residential 
use of the site and shall at no time be converted into a room or used for any other purpose. 
 
Reason: To satisfy the requirements of the Council's adopted vehicle parking standards, in 
accordance with Policy T1 of the Epping Forest District Local Plan 2011-2033 (2023) and the 
NPPF.  

 
15 

 
Details of the proposed surface materials for all hard surfacing areas shall be submitted to and 
approved in writing by the Local Planning Authority prior to their installation. The agreed 
surfacing shall be made of porous materials and retained thereafter or provision shall be made 
and retained thereafter to direct run-off water from the hard surface to a permeable or porous 
area or surface within the curtilage of the property. The agreed surface treatment shall be 



completed prior to the first occupation of the development or within 1 year of the substantial 
completion of the development hereby approved, whichever occurs first. 
 
Reason: To ensure that a satisfactory surface treatment is provided in the interests of highway 
safety, visual amenity and to reduce the risk of flooding and pollution, in accordance with 
Policies T1, DM9, DM15, DM16 & DM18 of the Epping Forest District Local Plan 2011-2033 
(2023) and the NPPF.  

 
16 

 
The proposed use of this site has been identified as being particularly vulnerable if land 
contamination is present, despite no specific former potentially contaminating uses having been 
identified for this site. Should any discoloured or odorous soils be encountered during 
development works or should any hazardous materials or significant quantities of non-soil 
forming materials be found, then all development works should be stopped and an assessment 
of the risks posed by any contamination, carried out in accordance with British Standard BS 
10175: Investigation of potentially contaminated sites - Code of Practice and the Environment 
Agency's Model Procedures for the Management of Land Contamination (CLR 11) (or equivalent 
British Standard and Model Procedures if replaced) shall be undertaken. If any contamination is 
found then the site shall be remediated. The remediation scheme shall be sufficiently detailed 
and thorough to ensure that upon completion the site will not qualify as contaminated land under 
Part IIA of the Environmental Protection Act 1990 in relation to its intended use. 
 
Reason: It is the responsibility of the developer to ensure the safe development of the site and to 
carry out any appropriate land contamination investigation and remediation works. To ensure the 
risks from land contamination to the future users of the land and neighbouring land are 
minimised, together with those to controlled waters, property, and ecological systems, and to 
ensure that the development is carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors, in accordance with Policy DM21 of the Epping Forest 
District Local Plan 2011-2033 (2023) and the NPPF.  

 
17 

 
Wheel washing or other cleaning facilities for vehicles leaving the site during construction works 
shall be installed and utilised to clean vehicles immediately before leaving the site. Any mud or 
other material deposited on nearby roads as a result of the development shall be removed. 
 
Reason: To avoid the deposit of material on the public highway in the interests of highway 
safety, in accordance with Policy T1 of the Epping Forest District Local Plan 2011-2033 (2023) 
and the NPPF.  

 
18 

 
No deliveries, external running of plant and equipment or demolition and construction works, 
other than internal works not audible outside the site boundary, shall take place on the site other 
than between the hours of 08:00 to 18:00 on Monday to Friday and 08:00 to 13:00 on Saturday 
and not at all on Sundays, Public or Bank Holidays. 
 
Reason: To ensure that the proposed construction work does not cause undue nuisance and 
disturbance to neighbouring properties at unreasonable hours, in accordance with Policies DM9 
& DM21 of the Epping Forest District Local Plan 2011-2033 (2023) and the NPPF.  

 
19 

 
The development shall not be occupied until a scheme of sound insulation for all external 
windows on the rear; facing elevation of Block A, B and C has been submitted to and approved 



in writing by the Local Planning Authority. The scheme of sound insulation for the external 
windows shall be implemented prior to the occupation of the development and thereafter 
permanently retained. 
 
Reason: To maintain reasonable levels of protection for the occupiers of the development from 
external noise, in accordance with Policies DM9 & DM21 of the Epping Forest District Local Plan 
2011-2033 (2023) and the NPPF.  

 
20 

 
No development shall take place, including any works of demolition, until a Construction Method 
Statement has been submitted to, and approved in writing by, the Local Planning Authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall 
provide for: 
  
1. The parking of vehicles of site operatives and visitors 
2. Loading and unloading of plant and materials 
3. Storage of plant and materials used in constructing the development 
4. The erection and maintenance of security hoarding including decorative displays and facilities 
for public viewing, where appropriate 
5. Measures to control the emission of dust and dirt during construction, including wheel 
washing. With regards to dust control measures and wheel washing, reference shall be made to 
the Institute of Air Quality Management (IAQM) best practice Guidance on air quality monitoring 
in the vicinity of demolition and construction sites and Guidance on the assessment of dust from 
demolition and construction. 
6. A scheme for recycling/disposing of waste resulting from demolition and construction works. 
7. Tree protection measures. 
  
Reason: To limit the impact of the construction work on the living conditions of residents living in 
close proximity to the site, in accordance with Policies DM9 & DM21 of the Epping Forest District 
Local Plan 2011-2033 (2023) and the NPPF.  

 
21 

 
If any tree, shrub or hedge shown to be retained in the submitted Arboricultural reports is 
removed, uprooted or destroyed, dies, or becomes severely damaged or diseased during 
development activities or within 3 years of the completion of the development, another tree, 
shrub or hedge of the same size and species shall be planted within 3 months at the same 
place. If within a period of five years from the date of planting any replacement tree, shrub or 
hedge is removed, uprooted or destroyed, or dies or becomes seriously damaged or defective 
another tree, shrub or hedge of the same species and size as that originally planted shall, within 
3 months, be planted at the same place. 
 
Reason: To comply with requirements of Section 197 of the Town and Country Planning Act 
1990 as well as to safeguard the amenity of the existing trees, shrubs or hedges and to ensure a 
satisfactory appearance to the development, in accordance with Policies DM3 & DM5 of the 
Epping Forest District Local Plan 2011-2033 (2023) and the NPPF.  

 
22 

 
No development, including works of demolition or site clearance, shall take place until a Tree 
Protection Plan, Arboricultural Method Statement and site monitoring schedule in accordance 
with BS:5837:2012 (Trees in relation to design, demolition and construction - 



Recommendations) has been submitted to the Local Planning Authority and approved in writing. 
The development shall be carried out only in accordance with the approved documents. 
 
Reason: To comply with requirements of Section 197 of the Town and Country Planning Act 
1990 as well as to safeguard the amenity of the existing trees, shrubs or hedges and to ensure a 
satisfactory appearance to the development, in accordance with Policies DM3 & DM5 of the 
Epping Forest District Local Plan 2011-2033 (2023) and the NPPF.  

 
23 

 
Prior to first occupation of the development hereby permitted the recommendations as outlined 
within Planning Noise Assessment report WIE16261-108-R-1-3-3 and Planning Noise 
Assessment Addendum WIE16261-119-R-1.1.4_Noise shall be implemented prior to the 
occupation of the development and so retained.  
  
Reason: To ensure an acceptable level of amenity for new occupiers with regards to noise and 
vibration, in accordance with policies DM9 and DM21 of the Epping Forest District Local Plan 
2011-2033 (2023) and the NPPF. 
  

 
24 

 
Prior to first occupation of the development, the Developer shall be responsible for the provision, 
implementation and distribution of a Residential Travel Information Pack for sustainable 
transport, approved by Essex County Council, to include six one day travel vouchers, and/or 
Oyster Cards, for use with the relevant local public transport operator. These packs (including 
tickets) are to be provided by the Developer to each dwelling free of charge. 
 
Reason: In the interests of reducing the need to travel by car and promoting sustainable 
development and transport. The above measures are to ensure that this proposal is not contrary 
to the Highway Authority’s Development Management Policies, adopted as County Council 
Supplementary Guidance in February 2011, Policy T1 of the Epping Forest District Local Plan 
2011-2033 (2023) and the NPPF.  

 
25 

 
Prior to any above groundworks of the development hereby permitted, details of provision for 
adequate storage for waste and recycling for the residential units hereby permitted shall be 
submitted to and approved by the Local Planning Authority. The measures as agreed shall be 
complete and available for use prior to first occupation of the residential units and thereafter 
maintained in accordance with the agreed details. 
 
Reason: To ensure adequate provision is made in a suitable location, in accordance with 
Policies DM11 of the Epping Forest District Local Plan 2011-2033 (2023) and the NPPF.  

 
26 

 
Prior to the first occupation of the development the cycle parking, including any proposed in rear 
gardens, as indicated on the approved plans, shall be provided and retained as such for the life 
of the development. 
 
Reason: To ensure that appropriate cycle parking is provided and promoting sustainable 
development and transport.  

 
27 

 
Prior to the first occupation of the development the parking and turning areas as indicated on the 
approved plans shall be provided and retained as such for the life of the development. 



 
Reason: To ensure that appropriate parking and turning is provided.  

 
28 

 
No development shall take place, including any ground works or demolition, until a Construction 
Management Plan has been submitted to and approved in writing by the Local Planning 
Authority. The approved Plan shall be adhered to throughout the construction period. The Plan 
shall provide for the following all clear of the highway: 
• Safe access into the site 
• The parking of vehicles of site operatives and visitors 
• Loading and unloading of plant and materials 
• Storage of plant and materials used in constructing the development 
• Wheel and underbody washing facilities. 
Reason: To ensure that on-street parking of these vehicles in the adjoining streets does not 
occur and to ensure that loose materials and spoil are not brought out onto the highway in the 
interests of highway safety.  

 
29 

 
Prior to first occupation of the development, the Developer shall be responsible for the provision, 
implementation and distribution of a Residential Travel Information Pack for sustainable 
transport, approved by Essex County Council, to include six one day travel vouchers, and/or 
Oyster Cards, for use with the relevant local public transport operator. These packs (including 
tickets) are to be provided by the Developer to each dwelling free of charge. 
 
Reason: In the interests of reducing the need to travel by car and promoting sustainable 
development and transport.  

 
30 

 
Hard and soft landscaping shall be implemented as shown on Elwood Landscape Design 
‘detailed soft landscaping proposals’ drawing number ‘ANDE 570/1-002Rev P05' (dated October 
2020); and the accompanying planting schedule. The works shall be carried out prior to the 
occupation of the building or completion of the development. If within a period of five years from 
the date of the planting or establishment of any tree, or shrub or plant, that tree, shrub, or plant 
or any replacement is removed, uprooted or destroyed or dies or becomes seriously damaged or 
defective another tree or shrub, or plant of the same species and size as that originally planted 
shall be planted at the same place. 
 
Reason: To comply with requirements of Section 197 of the Town and Country Planning Act 
1990 as well as to safeguard the amenity of the existing trees, shrubs or hedges and to ensure a 
satisfactory appearance to the development, in accordance with Policies DM3 & DM5 of the 
Epping Forest District Local Plan 2011-2033 (2023) and the NPPF.  

 
31 

 
No works except demolition shall takes place until a detailed surface water drainage scheme for 
the site, based on sustainable drainage principles and an assessment of the hydrological and 
hydro geological context of the development, has been submitted to and approved in writing by 
the local planning authority. The scheme should include but not be limited to: 
• Limiting discharge rates to 1.4l/s for all storm events up to and including the 1 in 100 year rate 
plus 40% allowance for climate change subject to agreement with the relevant third party. 
2 
• Provide sufficient storage to ensure no off site flooding as a result of the development during 
all storm events up to and including the 1 in 100 year plus 40% climate change event. 



• Demonstrate that all storage features can half empty within 24 hours for the 1 in 30 plus 40% 
climate change critical storm event. 
• Final modelling and calculations for all areas of the drainage system. 
• Detailed engineering drawings of each component of the drainage scheme. 
• A final drainage plan which details exceedance and conveyance routes, FFL and ground 
levels, and location and sizing of any drainage features. 
• A written report summarising the final strategy and highlighting any minor changes to the 
approved strategy. 
The scheme shall subsequently be implemented prior to occupation. 
Reason 
• To prevent flooding by ensuring the satisfactory storage of/disposal of surface water from the 
site. 
• To ensure the effective operation of SuDS features over the lifetime of the development. 
• To provide mitigation of any environmental harm which may be caused to the local water 
environment 
• Failure to provide the above required information before commencement of works may result in 
a system being installed that is not sufficient to deal with surface water occurring during rainfall 
events and may lead to increased flood risk and pollution hazard from the site. 
Condition 2  

 
32 

 
No works shall take place until a scheme to minimise the risk of offsite flooding caused by 
surface water run-off and groundwater during construction works and prevent pollution has been 
submitted to, and approved in writing by, the local planning authority. The scheme shall 
subsequently be implemented as approved. 
 
Reason: The National Planning Policy Framework paragraph 163 and paragraph 170 state that 
local planning authorities should ensure development does not increase flood risk elsewhere 
and does not contribute to water pollution. 
Construction may lead to excess water being discharged from the site. If dewatering takes place 
to allow for construction to take place below groundwater level, this will cause additional water to 
be discharged. Furthermore the removal of topsoils during construction may limit the ability of 
the site to intercept rainfall and may lead to increased runoff rates. To mitigate increased flood 
risk to the surrounding area during construction there needs to be satisfactory storage 
of/disposal of surface water and groundwater which needs to be agreed before commencement 
of the development. 
Construction may also lead to polluted water being allowed to leave the site. Methods for 
preventing or mitigating this should be proposed.  

 
33 

 
Prior to occupation a maintenance plan detailing the maintenance arrangements including who 
is responsible for different elements of the surface water drainage system and the maintenance 
activities/frequencies, has been submitted to and agreed, in writing, by the Local Planning 
Authority. 
Should any part be maintainable by a maintenance company, details of long term funding 
arrangements should be provided. 
 
Reason: To ensure appropriate maintenance arrangements are put in place to enable the 
surface water drainage system to function as intended to ensure mitigation against flood risk. 



Failure to provide the above required information prior to occupation may result in the installation 
of a system that is not properly maintained and may increase flood risk or pollution hazard from 
the site.  

 
34 

 
The applicant or any successor in title must maintain yearly logs of maintenance which should 
be carried out in accordance with any approved Maintenance Plan. These must be available for 
inspection upon a request by the Local Planning Authority. 
 
Reason: To ensure the SuDS are maintained for the lifetime of the development as outlined in 
any approved Maintenance Plan so that they continue to function as intended to ensure 
mitigation against flood risk.  

 
35 

 
Prior to commencement of development above ground, details of the proposed solar panels and 
air source heat pumps, including specification, fixing and location (as per the approved plans) 
shall be submitted and agreed by the Local Planning Authority and implemented as such.  
 
Reason: In the interests of incorporating low carbon and renewable energy measures into new 
development in accordance with policy DM20 of the Local Plan which is consistent with the 
NPPF.   

 
36 

 
All mitigation and enhancement measures and/or works shall be carried out in accordance with 
the details contained in the Updated Preliminary Ecological Appraisal (SES, March 2023) as 
already submitted with the planning application and agreed in principle with the local planning 
authority prior to determination. 
This may include the appointment of an appropriately competent person e.g. an ecological clerk 
of works (ECoW) to provide on-site ecological expertise during construction. The appointed 
person shall undertake all activities, and works shall be carried out, in accordance with the 
approved details.” 
 
Reason: To conserve and enhance protected and Priority species and allow the LPA to 
discharge its duties under the Conservation of Habitats and Species Regulations 2017 (as 
amended), the Wildlife & Countryside Act 1981 as amended and s40 of the NERC Act 2006 
(Priority habitats & species).  

 
37 

 
A construction environmental management plan (CEMP: Biodiversity) shall be submitted to and 
approved in writing by the local planning authority. 
The CEMP (Biodiversity) shall include the following. 
a) Risk assessment of potentially damaging construction activities. 
b) Identification of “biodiversity protection zones”. 
c) Practical measures (both physical measures and sensitive working practices) to avoid or 
reduce impacts during construction (may be provided as a set of method statements). 
d) The location and timing of sensitive works to avoid harm to biodiversity features. 
e) The times during construction when specialist ecologists need to be present on site to 
oversee works. 
f) Responsible persons and lines of communication. 
g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly 
competent person. 
h) Use of protective fences, exclusion barriers and warning signs. 



The approved CEMP shall be adhered to and implemented throughout the construction period 
strictly in accordance with the approved details, unless otherwise agreed in writing by the local 
planning authority” 
 
Reason: To conserve protected and Priority species and allow the LPA to discharge its duties 
under the Conservation of Habitats and Species Regulations 2017 (as amended), the Wildlife & 
Countryside Act 1981 (as amended) and s40 of the NERC Act 2006 (Priority habitats & species).  

 
38 

 
A Updated Landscape and Ecological Management Plan (LEMP) shall be submitted to, and be 
approved in writing by, the local planning authority prior to commencement of the development 
[or specified phase of development]. 
The content of the Updated LEMP shall include the following: 
a) Description and evaluation of features to be managed. 
b) Ecological trends and constraints on site that might influence management. 
c) Aims and objectives of management. 
d) Appropriate habitat creation and management options for achieving aims and objectives. 
e) Prescriptions for management actions. 
f) Preparation of a work schedule (including an annual work plan capable of being rolled forward 
over a five-year period for a minimum of 30 years). 
g) Details of the body or organisation responsible for implementation of the plan. 
h) Ongoing monitoring and remedial measures. 
The Updated LEMP shall also include details of the legal and funding mechanism(s) by which 
the long-term implementation of the plan will be secured by the developer with the management 
body(ies) responsible for its delivery. The plan shall also set out (where the results from 
monitoring show that conservation aims and objectives of the LEMP are not being met) how 
contingencies and/or remedial action will be identified, agreed and implemented so that the 
development still delivers the fully functioning biodiversity objectives of the originally approved 
scheme. The approved plan will be implemented in accordance with the approved details.” 
 
Reason: To allow the LPA to discharge its duties under the Conservation of Habitats and 
Species Regulations 2017 (as amended), the Wildlife & Countryside Act 1981 (as amended) and 
s40 of the NERC Act 2006 (Priority habitats & species) 
  

39 Prior to the occupation of the development or any phase of the development, whichever is the 
sooner, for its permitted use, a Landscape Management Plan, including long term design 
objectives, management responsibilities and maintenance schedules for all landscape areas, 
other than small, privately owned, domestic gardens, shall be submitted to and approved by the 
Local Planning Authority. The landscape management plan shall be carried out as approved.  
 
Reason: To comply with requirements of Section 197 of the Town and Country Planning Act 
1990 and to ensure a satisfactory appearance to the development, in accordance with Policies 
DM3 and DM5 of the Epping Forest District Local Plan 2011-2033 (2023) and the NPPF. 

 
40 

 
Prior to first occupation of the development, a schedule of landscape implementation and 
maintenance specifically for the as approved 'green roofs' on the flat roof areas of the 
development, for a minimum period of five years shall be submitted to and approved in writing 
by the Local Planning Authority. The schedule shall include details of the arrangements for its 
implementation. The landscape maintenance plan shall be carried out in accordance with the 



approved schedule. Reason: To comply with requirements of Section 197 of the Town and 
Country Planning Act 1990 and to ensure a satisfactory appearance to the development, in 
accordance with Policies DM3 and DM5 of the Epping Forest District Local Plan 2011-2033 
(2023) and the NPPF.  

41 Prior to preliminary ground works taking place, details of surface water disposal shall be 
submitted to and approved in writing by the Local Planning Authority. The development shall be 
implemented in accordance with the approved details and shall be provided on site prior to the 
first occupation and shall be retained for the lifetime of the development.  
 
Reason: To ensure satisfactory provision and disposal of surface water in the interests of Land 
Drainage, in accordance with Policies DM16 and DM18 of the Epping Forest District Local Plan 
2011-2033 (2023) and the NPPF. 
  

42 No preliminary ground works shall take place until a flood risk assessment and management 
and maintenance plan shall be submitted to and approved by the Local Planning Authority prior 
to commencement of development. The assessment shall include calculations of increased run-
off and associated volume of storm detention using WinDes or other similar best practice tools. 
The approved measures shall be carried out prior to the substantial completion of the 
development and shall be adequately maintained in accordance with the management and 
maintenance plan. The Flood Risk Assessment and Management and Maintenance Plan shall 
include the following information: Final design, modelling and calculations for all areas of the 
drainage system in line with the principles of the approved design. • Demonstrate that all storage 
features can meet that half drain requirements. • The appropriate level of treatment for all runoff 
leaving the site, in line with the Simple Index Approach in chapter 26 of the CIRIA SuDS Manual 
C753. • Detailed engineering drawings of each component of the drainage scheme. • A final 
drainage plan which details exceedance and conveyance routes, FFL and ground levels, and 
location and sizing of any drainage features and final flow control limiting surface water. • 
Ensure that the drainage plan is clearly labelled where Permeable Paving provides attenuation, 
the subbase depth and if areas are located over any constraints, such as RPZ’s, how they will 
be constructed i.e hand dug. • Details of management and maintenance of the drainage system 
inclusive of who will be responsible. • Clarification of the isolated pockets of detriment 
throughout the site and off site downstream highlighted in the findings of the Hydraulic Modelling 
and how they will be mitigated. Reason: The development is located in a flood risk area and 
would likely result in increased surface water run-off, in accordance with Policy DM15 of the 
Epping Forest District Local Plan 2011-2033 (2023) and the NPPF. 

 
43 

 
Details of any external lighting of the site shall be submitted to, and approved in writing by, the 
Local Planning Authority prior to the commencement of the development. This information shall 
include a layout plan with beam orientation and a schedule of equipment in the design (luminaire 
type, mounting height, aiming angles and luminaire profiles), and the impact on neighbouring 
residential properties. The lighting shall be installed, maintained and operated in accordance 
with the approved details unless the Local Planning Authority gives its written consent to the 
variation. 
  
Reason: To protect the appearance of the area, the environment and local residents from light 
pollution.   

  
 



 
 
 
 
 


