Report Item No: 1

APPLICATION No: EPF/0599/09
SITE ADDRESS: Oak Lodge
Maltings Drive
Epping
Essex
CM16 6SH
PARISH: Epping
WARD:
APPLICANT: Mr Darren Hunt
DESCRIPTION OF PROPOSAL: | TPO/EPF/01/81
G1 Cypress - Fell
RECOMMENDED DECISION: Grant Permission (With Conditions)
CONDITIONS
1 A replacement tree or trees, of a number, species, size, and in a position as agreed

in writing by the Local Planning Authority, shall be planted within one month of the
implementation of the felling hereby agreed, unless varied with the written
agreement of the Local Planning Authority. If within a period of five years from the
date of planting any replacement tree is removed, uprooted or destroyed, dies or
becomes seriously damaged or defective another tree of the same species and size
as that originally planted shall be planted at the same place, unless the Local
Planning Authority gives its written consent to any variation.

This application is before this Committee since it is an application to fell preserved trees and is
recommended for approval (Pursuant to Section P4, (3) of the Council's Delegated Functions)

Description of Proposal:

T1.Monterey Cypress — Fell to ground level

Description of Site:

This 18 metre tall tree stands at a close remove from a newly constructed detached dwelling. A
fine Scots pine stands very close by and a variegated holly grows between the two. The
applicant’s house forms part of a housing development with an established landscape scheme,
which contributes greatly to the secluded and leafy cul de sac. The subject tree is located behind a
tall screen of mature mixed broadleaf and evergreen trees, which front onto Palmers Hill. This
effectively obscures the tree from public view.




Relevant History:

There are no recent records of applications to carry out works to this or other protected trees at
this address.

A current application; TRE/EPF/0703/09 is under consideration to allow crown lifting to 8 metres
and will be deemed acceptable within landscape planning policy.

Relevant Policies:

LL9: The Council will not give consent to fell a tree ....... protected by a Tree Preservation Order
unless it is satisfied that this is necessary and justified. ..... any such consent will be conditional
upon appropriate replacement of the tree.

SUMMARY OF REPRESENTATIONS

4 neighbours were consulted and the following responses were received.

EPPING TOWN COUNCIL made no objection provide that the works are supervised by council
tree officer.

A petition signed by four residents within Maltings Drive, was submitted supporting the case for
removing the tree.

Issues and Considerations:

Introduction

The application is made on the basis that the tree is over dominant in relation to the house and in
declining health. It is submitted that growing conditions are congested with a variegated Holly,
Yew, Ash and a Scots Pine in close proximity to the subject tree. The removal of the infected
cypress will allow better growing conditions for these three trees.

The issue is whether or not the removal of this tree within the group is justified and necessary due
to the problems occurring in the form of shading and debris to the side of the house and boundary
fence.

Considerations

i) Excessive dominance and compatibility with house and garden.

The allegation of over dominance challenges the tree’s suitability in this location. The tree shades
and overpowers the corner of the house closest to it due to its massive height and volume. No

direct branch contact is imminent to the house but branch and bird debris, water demand and the
darkening presence of the tree detrimentally affect the border planting directly beneath the crown.

i) Tree condition and life expectancy.

The tree appears to be infected by a fungal disease know as ‘Coryneum canker,” which is easily
detected in the crown where dieback occurs in small brown patches followed by whole branch
death. This disease ultimately results in the death of the tree as the fungal infection spreads
throughout the crown.

Initially, the spread of the disease can be slowed by regular pruning out of infected branches but
this only delays the inevitable long term death by a matter of some years



iif) Amenity value

The tree stands effectively along the rear boundary of the property, when viewed from the main
road. The roadside garden boundary is characterised by tall evergreen hedging, mixed with
mature evergreen and broadleaf tree specimens, including a large copper beech, oak and
sycamore. This tall screen obscures the Monterey Cypress from public view. The tree is publicly
visible when viewed from a considerable distance from across the green but then only part of the
top of the crown can be seen.

The proposed works will have little effect on the appearance of this part of Palmers Hill.

Amenity value in the form of bird life might be impacted upon but no evidence has been produced
to establish bird nests within the tree.

Conclusion

The tree is a significant feature within the residential cul-de-sac of Maltings Drive but of little wider
public value. The presence of the fatal canker disease seen to be killing parts of the crown places
the tree in a weak position in terms of retention, since its life expectancy is compromised. The
proposal includes an undertaking to replant a copper beech tree near to the location of the
removed tree.

It is recommended to grant permission to this application on the grounds that the problems
encountered justify the need to remove the tree. The proposal therefore accords with Local Plan
Landscape Policy LL9.

It is recommended that, in the event of members granting permission to fell this tree, a condition
be attached to the decision notice requiring the replanting of an agreed suitable replacement at an
agreed location on the site.
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Report Item No: 2

APPLICATION No: EPF/1348/08
SITE ADDRESS: Matthews Yard
Harlow Road
Moreton
Ongar
Essex
CM5 OLH
PARISH: Moreton, Bobbingworth and the Lavers
WARD: Moreton and Fyfield
APPLICANT: Wickford Development Company

DESCRIPTION OF PROPOSAL:

Demolition of existing dwelling and commercial buildings and
erection of 8 dwellings including surface water sewer to
existing watercourse. (Revised application)

RECOMMENDED DECISION:

Refuse Permission

REASON FOR REFUSAL

1 The site is within the area identified in the Epping Forest District Local Plan as
Metropolitan Green Belt. The Local Plan and Government Guidance as set out in
Planning Guidance Note 2 (Green Belt) is that in order to achieve the purposes of
the Metropolitan Green Belt it is essential to retain and protect the existing rural
character of the area and that new developments will only be permitted if not
disproportionate. The construction of 8 open market dwellings in this location is

inappropriate development which will have a detrimental effect to the open character
and objectives of the Green Belt. The proposal is therefore contrary to Policies
GB2A and GB16A of the Adopted Local Plan and Alterations.

The proposed development would, by reason of the design, bulk, mass, and siting of
the dwellings appear unacceptably dominant and visually intrusive and would be out
of character with the surrounding area contrary to Policies DBE1, DBE2 and DBE4
of the Adopted Local Plan and Alterations.

This application is before this Committee since it is an application that is considered by the
Director of Planning and Economic Development as appropriate to be presented for a Committee
decision (Pursuant to Section P4, Schedule A (k) of the Council’s Delegated Functions).

Description of Proposal:

The applicant is seeking planning permission to demolish an existing dwelling known as Cedar
Lodge and a number of redundant buildings on the subject site. These are to be replaced by 8
dwellings that are to be located around an internal access road. The dwellings will comprise of:



3 Terrace 2 storey dwellings

3 Detached 2 storey dwellings

1 Detached 2 storey dwelling with attic rooms
1 Detached 1.5 storey dwelling.

The dwellings will range from two bedrooms to five bedrooms with each having its own private
open space and associated car parking either within the designated parking bays or within
detached garages. Plots 1, 2, 3 and 5 also include studios over the garages.

The proposed development is to be located towards the front of the subject site where the existing
dwelling and redundant buildings are located. The vacant transport yard towards the rear is to be
transformed into a paddock.

It should be noted that this application is a revised application as Council recently refused a similar
scheme (EPF/2580/07) in January 2008.

Description of Site:

The subject site is located on the western side of Harlow Road within the village of Moreton. The
site as a whole is known as Matthews Yard and it comprises approximately 0.415 of a hectare.
Located on the boundaries is a medium size timber paling fence. Mature vegetation is located on
the rear boundary of the site.

Currently the site has two different uses. Located on the north eastern corner of the site there is a
small bungalow with small detached outbuildings located behind it. A large timber framed
weatherboard building that is in a poor condition is located south of the existing bungalow. The
building is currently vacant but was once used as a filling station with associated workshops and
vehicle repairs. It should be noted that it appears that the building has not been used for many
years due to its derelict condition.

The existing transport yard towards the rear currently has a large hardstanding area and some
small disused outbuildings.

The subject site is located within the residential ribbon of Moreton, with bungalows to the north and
larger properties to the south. Opposite the site are allotment gardens and to the west are fields.
The site and the surrounding area are located within the Metropolitan Green Belt.

Relevant History:

The subject site has had a number of previous planning consents dating back to 1958. These
include permission for the site to be used as a filling station with associated storage tanks, vehicle
maintenance and the development of a residential bungalow (Cedar Lodge). The most recent
applications are as follows:

EPF/1470/77 - Retention of use of portion of building for storage purposes and siting of 2 no. free
standing steel storage tanks for storage of cleaning solvent (approved)

EPF/0275/87 — Temporary office, welfare and vehicle maintenance accommodation (approved
with conditions)

EPF/2580/07 - Demolition of existing dwelling and commercial buildings and erection of 8
dwellings. (refused)



Policies Applied:

DBE1 Design of New Buildings

DBE2 Detrimental Effect on Existing Surrounding Properties
DBE4 Development in the Green Belt

DBE®6 Car Parking

DBES8 Private Amenity Space

DBE9 Loss of Amenity for Neighbouring Properties

LL10 Adequacy of Provision for Retention of Landscaping
LL11 Landscaping Schemes

CP1 Sustainable Development

CP2 Protecting the Quality of the Rural and Built Environment
CP3 New Development

H1A Housing Land Availability

GB2A Development in Green Belt

GB7A Conspicuous Development

GB15A Replacement Dwellings

GB16A Affordable Housing

E4A Employment

Summary of Representations

MORETON, BOBBINGWORTH & THE LAVERS PARISH COUNCIL: The committee strongly
objects to the application as the proposal is considered to be an excessive development within the
Green Belt and no on-site affordable housing is proposed.

14 Neighbours were consulted and a site noticed erected. The following responses were received:
2 LANDVIEW COTTAGES (2 letters) — Objects to large buildings which are out of the price range
for local residents and would rather see affordable housing within the site. Also the proposed
development is an overdevelopment of the site which would not reflect the character of the area
and would be detrimental to the openness of the Green Belt.

Issues and Considerations:

Green Belt:

Under the previous scheme that was refused, the Council considered that the special
circumstances that were put forward did not outweigh the harm that the development would cause
in relation to the openness, appearance and the character of the Green Belt. It was also
considered that the construction of 8 open market housing with no provisions of affordable housing
on site and only £400,000 to facilitate the purchase of existing properties to be used as affordable
housing within the two nearest towns of North Weald or Ongar was inadequate to justify a
development of this size and scale within the Green Belt.

Therefore the main issues to be addressed in this case are whether the applicant has addressed
the Council’s first reason for refusal of the previous application which was:

e The site is within the area identified in the Epping Forest District Local Plan as Metropolitan
Green Belt. The Local Plan and Government Guidance as set out in Planning Guidance
Note 2 (Green Belt) is that in order to achieve the purposes of the Metropolitan Green Belt
it is essential to retain and protect the existing rural character of the area and that new
developments will only be permitted if not disproportionate. The construction of 8 open
market dwellings in this location is inappropriate development which will have a detrimental
effect to the open character and objectives of the Green Belt. Furthermore the



development does not provide affordable housing, and the proposal is therefore contrary to
Policies GB2A and GB16A of the Adopted Local Plan and Alterations.

It should be noted that no additional very special circumstances have been put forward to Council
from those that were submitted under the previous scheme that was refused.

Also, since the refusal of the previous application there has been no material change in relation to
the number of dwellings on the site. Under the revised scheme the applicant proposed a financial
contribution of £200,000 to facilitate the purchase of properties to be used as affordable housing
off site, however this was increased to £251,000 following post application discussions. This is
significantly less than the £400,000 that was offered under the previous scheme.

The applicant has argued that the amount of affordable housing provision should not be the same
as previously, due to the decrease in the overall value of the site and the potential building and
sale prices of the dwellings.

The applicant has explained that this is an economic viability assessment prepared by a company
called ‘Three Dragons’. In the assessment it was stated that if the Council’'s normal affordable
housing requirements were applied, the residual value of the development would be insufficient to
fund the affordable housing requirements. Therefore because of this, it would not be economically
viable for the applicants to go ahead with any residential development.

The application along with the supporting documentation was referred to the Council’s housing
officer who accepts the argument put forward by the applicant in relation to the amount of
affordable housing that can be contributed due to the evidence contained within the viability
assessment. The housing officer also stated that the Council could not reasonably expect to
receive any greater contribution than the £251,000 offered.

Although the Council accepts that the amount of affordable housing contribution is acceptable for
the size of the scheme, the Council still considers that were we to accept that the site could be
developed for housing, there should be some form of on-site affordable housing for the benefit of
the local community and to provide some justification to outweigh the harm the development would
cause on the Green Belt.

Development on a site like this for residential development is clearly contrary to Green Belt policy,
unless it is for 100% affordable housing and is accepted as an exception to normal Green Belt
restraint because of an identified local need for such housing. A site like this is ideal for affordable
housing and this is justified under Policy GB16A. The lack of affordable housing which is
‘affordable’ to rent or buy may often result in villagers (particularly those starting new households)
being obliged to move away in search of accommodation and work. Moreton is considered to be a
suitable settlement and a scheme here could be beneficial to local people who may wish to live
and work in the area. This in turn would benefit the local economy in terms of services and
amenities being used. The applicant is not however arguing that this should be regarded as an
exception site.

It should also be noted that a housing survey for Moreton, Bobbingworth and the Lavers has been
carried out in Oct/Nov 2007 however it has not been formally published. A brief summary that was
issued stated that 77% of the residents responding are in favour of the provision of affordable
housing and 30 individuals have indicated a need. The Parish Council considered that these
numbers justify an affordable housing scheme for the village of Moreton.

Given the location of the site within the village, and the acknowledged cost of removing the
existing building and decontaminating the land, there is an argument that the site could perhaps be
developed for 50% affordable housing and 50% market housing to help meet the local need, but



the scheme would need to relate better to the surrounding development. However the open
market housing would have to be on the bottom strata of the housing market.

Not only does the proposed development result in no affordable housing on the site, but it is
considered that the proposed scheme incorporating 8 dwellings results in a development that
would have a detrimental impact to the Green Belt due to excessive bulk, scale and form.

Despite the above discussion of affordable housing contributions the applicant is not putting
forward this offer of £251,000 as part of very special circumstances to justify the development. In
the view of the applicant, the very special circumstances are entirely that the site is currently
occupied by a large unsightly building and has a lawful use for a transport depot, which, if used to
its full extent could be harmful to the amenity of the village.

Whilst the council accepts that the site is not currently attractive and that the removal of the
fronting building and the threat of the use of the rear land, would be of some benefit, it is not
accepted that these circumstances are ‘very special’. Similar unsightly buildings and inappropriate
uses exist in many locations throughout the Green Belt. Additionally the amount of built
development proposed for this site will have a significant and harmful impact on openness.

Design and the Built Environment:

Council considered that the design and appearance of the development under the previous
application was not acceptable and therefore refused the application for the following reason:

o The proposed development would, by reason of the design, bulk, mass, and siting of the
dwellings appear as an unacceptably dominant and visually intrusive feature in the street
scene and would be out of character with the surrounding area contrary to Policies DBE1,
DBE2 and DBE4 of the Adopted Local Plan and Alterations.

Therefore the main issue to be addressed is whether the applicant has addressed Council’s
concern in relation to the above reason of refusal.

Policies DBE1, DBE2 and DBE4 of the Epping Forest District Local Plan seek to ensure that a new
development is satisfactorily located and is of a high standard of design and layout. Furthermore,
the appearance of new developments should be compatible with the character of the surrounding
area, and would not prejudice the environment of occupiers of adjoining properties.

Previously the Council was satisfied that the development made adequate provisions for off street
car parking in accordance with the adopted standards and that there would be no detrimental
impact in terms of highway safety or traffic congestion. The Council was also satisfied that the
amount of private amenity space for each dwelling was sufficient in that it would meet the
recreation needs for future occupiers. Once again the Council is satisfied with these details under
the revised application. Further information such as a detailed landscape plan and a contamination
report would be sought by planning conditions if the application were granted permission.

In relation to the design and appearance of the proposed development, the only difference
between the scheme that was refused and the proposed application is that the applicant has
changed the appearance of the dwellings in that instead of them appearing more like a Georgian
style of dwelling, they now tend to look more like traditional rural dwellings that you see in the rural
countryside. It should be noted that the building footprint, size and scale of each dwelling is the
same as the previous application that was refused.

New buildings should be consistent with the overall shape and form of those dwellings which are
predominant in the street and general neighbourhood. Building bulk and scale should also be
consistent with the nature of the surrounding and adjacent properties. As mentioned above the



majority of the surrounding buildings are residential bungalows. It is considered that there is the
potential for double storey dwellings to be located within the site however once again in this case
the bulk and scale of the proposed dwellings are excessive and are an inappropriate design
response as they will appear as dominant features within the street scene and to adjoining
property owners. The loose cul-de-sac of properties is not a traditional form of development in
village areas and it is not considered an appropriate layout in this location.

Impact on Neighbours:

Consideration has been given to the impact of the proposal to the adjoining and adjacent
properties, primarily in respect to privacy and overshadowing.

Given the orientation of the site and the siting of dwellings, overshadowing to the adjoining
properties private open space including the dwelling within the development is minor.

It is noted that there are flank and rear windows on the first floor of the proposed dwellings. It is
considered that there is a significant distance between these windows and the adjoining habitable
room windows on the dwellings of the adjoining properties. There will be no significant loss of
privacy to the occupiers.

Conclusion:

In conclusion it is considered that the construction of 8 new dwellings in this location extending
deep into the site beyond the depth of the existing buildings would have a detrimental impact on
the open character of the Green Belt, and is inappropriate development and that there are no very
special circumstances sufficient to outweigh this harm. It is also considered that the development
is of a poor design response. In particular, there are concerns with the bulk, scale, size and layout
of the development as it would not reflect the character of the area.

Therefore, given the reasons stated throughout this report, it is recommended that the application
be refused.
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Report Item No: 3

APPLICATION No: EPF/0596/09
SITE ADDRESS: Gosling Hall
Little Laver
Ongar
Essex
CM5 0JH
PARISH: Moreton, Bobbingworth and the Lavers
WARD: Moreton and Fyfield
APPLICANT: Mr Keith Hart
DESCRIPTION OF PROPOSAL: | Replacement dwelling & replacement garage/outbuilding.
RECOMMENDED DECISION: Grant Permission (With Conditions)
CONDITIONS
1 The development hereby permitted must be begun not later than the expiration of

three years beginning with the date of this notice.

2 Within 3 months of the occupation of the house and garage hereby approved the
existing house and garage as shown on the approved plans shall be demolished in
entirety and all materials removed from site.

3 Details of the types and colours of the external finishes of both the house and
garage shall be submitted for approval by the Local Planning Authority in writing
prior to the commencement of the development, and the development shall be
implemented in accordance with such approved details.

4 Prior to occupation of the development hereby approved the existing northern
access shall be removed and the verge reinstated for use as approved in writing by
the Local Planning Authority.

5 No development shall take place until the applicant has secured the implementation
of a programme of archaeological work in accordance with a written scheme of
investigation which has been submitted by the applicant and approved by the
Planning Authority.

6 Notwithstanding the provisions of the Town and Country Planning General Permitted
Development Order 1995 as amended (or any other order revoking, further
amending or re-enacting that order) no development generally permitted by virtue of
Part 1, Classes A, B and E shall be undertaken without the prior written permission
of the Local Planning Authority.

7 Gates shall not be erected on the vehicular access to the site without the prior
written approval of the Local Planning Authority.




8 Prior to commencement of development, details of levels shall be submitted to and
approved by the Local Planning Authority showing 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.

This application is before this Committee since it is an application for non-householder
development and the recommendation differs from more than one expression of objection
(Pursuant to Section P4, Schedule A (f) of the Council's Delegated Functions).

Description of Proposal:

Replacement dwelling and replacement garage/outbuilding. The proposal is for a two and a half
storey dwelling measuring 18.2m wide with two gable features, and 8.7m in height. The house will
be finished in render with a plain tile roof. The garage is a 3 car pitched roof finished with feather
edged timber boarding and a pan tile roof 4.7m in height.

Description of Site:

The property is a detached two storey property within the rural area of Little Laver. The property
has a Grade Il Listed thatched barn within its curtilage which will not be altered through this
application; this is located at the front of the site at the boundary with the road. There is also a
detached single storey outbuilding to the north of the property which is also to be replaced. The
property is set approximately 9.5m from the road within an extensive plot. The front of the
property is screened by mature hedging and is surrounded by mature trees at the side and rear
boundaries. The property has three jettied gables to the front, rendered with pargetting detail.
The proposal is within the Metropolitan Green Belt but not a Conservation Area.

Relevant History:

Varied history with various applications

The property was a listed property and back in 1970 in a very poor condition. The then owners
wanted to refurbish and add a new wing to the rear. Whilst in the process of refurbishment when
the house had been stripped down to just the timbers a gale blew the house down.

The owners then applied for the re-building of the hall along with the new wing. Permission was
granted subject to a condition requiring the timbers to be re-used under reference EPO/0845/72.
The resultant building is not, however, listed.

Policies Applied:

Epping Forest District Local Plan and Alterations

CP1 - Achieving Sustainable Development Objectives

CP2 - Protecting the Quality of the Rural and Built Environment
CP3 - New Development

DBEL1 — Design of new buildings

DBE2 — Effect on neighbouring properties

DBE9 — Impact on amenity

GB2A — Development in the Green Belt

GB14A — Residential Extensions within the Green Belt

GB15A — Replacement Dwellings within the Green Belt



ST4 - Road Safety
HC12 — Development Affecting the Setting of Listed Buildings

SUMMARY OF REPRESENTATIONS:

MORETON, BOBBINGWORTH & THE LAVERS PARISH COUNCIL: Support in principle. Some
concerns on the overall size of the proposed development but recognise that the existing building
was rebuilt over 30 years ago and is therefore not a listed building to be preserved.

NEIGHBOURS
4 properties were consulted and Site Notice erected and the following responses were received:

LAVERS LOCAL HISTORY SOCIETY —Although plans satisfactory, wishes to highlight historical
merit of building

PIPPINS — Existing building is a bit of an eyesore and this new development will enhance
surrounding area

LITTLE LAVER GRANGE - Buildings are of historical and architectural merit
RED HOUSE COTTAGE — Objection — building has historical merit proposal is charmless
OAK COTTAGE - Objection

Issues and Considerations:

The main issues that arise with this application are considered to be the following:

Amenity of Neighbouring Properties

Design and Impact on the Setting of the Listed Building
Impact on Highway Safety

Appropriateness within the Green Belt

Amenity

The site is fairly isolated with the nearest neighbours some 120m to the south east. Although
slightly taller than the existing property, due to the isolation of the property the proposal is not
considered to impact on any neighbours.

Design and Impact on the Setting of the Listed Building

The design of the building is considered to be acceptable, copying the form of a large ‘Essex’
farmhouse with a symmetrical finish to the front in a ‘Georgian’ style. The proposal does include a
large area of flat roof but it is considered that as this will not be visible when viewed from the
ground, although not traditional, it is acceptable in this instance. It is the intention that the tiles will
be reused from the existing house, which will aid the aging of the new proposal. A jetty feature,
the use of a pargetted design and timber windows all aid in the creation of a vernacular type
building.

The historic features of the existing house have been raised by several local residents, including
the Lavers Local History Society and have also been investigated by the Council’s Conservation
Officer. Although as mentioned above, when the house was re-built the historic timbers were re-
used this house is no longer listed and as such neither the Council nor any other body can enforce



the re-use of the timbers again. Although it is noted that the timbers are clearly historic they have
no statutory protection as it was only by condition that they had to be re-used when the house was
re-built not for any subsequent works. The existing house itself has been altered with new jetty
features and a rear wing when it was rebuilt and it is considered that the property has no justifiable
historic merit to warrant a refusal to this proposal.

The proposed replacement house and garage are within the setting of a listed building; a Grade Il
Listed thatched barn. The replacement house and outbuilding will be relocated to create a
‘courtyard’ style setting around the listed barn, with the house moved back from the road and the
garage ‘squared’ off opening up the area in front of the listed barn. The Council’'s Conservation
Officer has no objection to the proposal and it is the view of the Council that the relocation of the
proposed house and garage will enhance the setting of the listed barn as the creation of a
‘courtyard’ is more in keeping with a traditional building layout.

Highway Safety

The proposal sets back the house from the road frontage and closes one of the existing vehicle
accesses. It is considered that this will improve visibility when entering/exiting the site and Essex
County Council Highways have no objection to the proposal.

Appropriateness within the Green Belt

Policy GB15A suggests that a replacement dwelling may be permitted within the Green Belt
provided they are not materially greater in volume than that which it would replace and not have a
greater impact on the openness of the Green Belt and that the size of the cultivated garden does
not change.

This proposal represents an approximately 40% increase in size above the original dwelling, which
although it may be considered a large increase, the width of the dwelling will be reduced by 2m
and as the replacement dwelling will be re-located away from the road this will reduce the overall
impact when viewed from the front. It is therefore considered that in this instance the proposal
does not have a materially greater impact on the character and openness of the Green Belt than
that it replaces.

The detached garage is a relatively modest replacement building that will provide adequate
parking for the dwelling and will be well screened by existing planting.

Both the proposed house and garage have been designed to complement the surrounding
vernacular architecture and detailing which is considered to reduce any potential impact on the
Green Belt, the garden is also well screened by mature planting at the boundaries.

There is no proposed increase in the residential curtilage of the property.

Conclusion:

On the particular merits of this proposal the balance of issues as outlined above were considered
such to justify recommending that conditional planning permission be granted.
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Report Item No: 4

APPLICATION No:

EPF/0786/09

SITE ADDRESS: North Weald Airfield
Hurricane Way
North Weald Bassett
Epping
Essex
PARISH: North Weald Bassett
WARD: North Weald Bassett
APPLICANT: Mr William McSweeney

DESCRIPTION OF PROPOSAL:

Erection of a storage unit.

RECOMMENDED DECISION:

Grant Permission (With Conditions)

CONDITIONS

1 The development hereby permitted must be begun not later than the expiration of
three years beginning with the date of this notice.

2 The external finishes for the proposed development shall be carried out in
Goosewing Grey and shall thereafter be permanently maintained at such a colour.

3 Prior to commencement of development, including demolition or site clearance
works, a phased contaminated land investigation shall be undertaken to assess the
presence of contaminants at the site in accordance with an agreed protocol as
below. Should any contaminants be found in unacceptable concentrations,
appropriate remediation works shall be carried out and a scheme for any necessary
maintenance works adopted.

Prior to carrying out a phase 1 preliminary investigation, a protocol for the
investigation shall be agreed in writing with the Local Planning Authority and the
completed phase 1 investigation shall be submitted to the Local Planning Authority
upon completion for approval.

Should a phase 2 main site investigation and risk assessment be necessary, a
protocol for this investigation shall be submitted to and approved by the Local
Planning Authority before commencing the study and the completed phase 2
investigation with remediation proposals shall be submitted to and approved by the
Local Planning Authority prior to any remediation works being carried out.

Following remediation, a completion report and any necessary maintenance
programme shall be submitted to the Local Planning Authority for approval prior to
first occupation of the completed development.

4 The building hereby approved shall be used for the storage of aircraft and ancillary
aircraft related equipment and for no other purpose.




5 There shall be no external storage in association with the approved use.

This application is before this Committee since it is an application for commercial development and
it is anticipated that there will be more than one expression of objection (Pursuant to Section P4,
Schedule A (f) of the Council’s Delegated Functions) and since it is an application for the Council’s
own development or is on its own land or property (Pusuant to Section P4, Schedule A (e) of the
Council’'s Delegated Functions).

Description of Proposal:

The application seeks consent for the erection of a storage unit with concrete hardsurface to the
front. The proposed storage unit would be used for storing small aircraft and other ancillary
equipment.

The proposed building would be 13.5m long, 17.4m wide and 6.7m high at the maximum pitch.
The proposed hardsurface would measure 16m deep by 17.4m wide immediately in front of the
new hanger and adjacent the runway.

This application differs from one which was previously considered by the Council as the proposed
structure is situated offset from the tapered area adjacent the runway as oppose to centrally over
this tapered area. This results in a siting less than 30m from the previously approved position.

Description of Site:

North Weald Airfield is an unlicensed Local Authority owned airfield. The airfield still operates as
an airfield for small scale private aircraft, hosting occasional aerial and motorsport events and a
regular weekend market.

Relevant History:

The site has a history dating back to 1974 for uses and activities in association with the airfield.
Application EPF/0172/09 — Erection of storage unit — Approved is particularly relevant being for an
identical structure in a similar location. Clarification of airfield safety areas has led to the
requirement for the position of the hangar to be adjusted and the submission of this fresh
application. The discrepancy with safety zones was highlighted by a member of the public,
therefore Officers considered it prudent to allow this person and others the opportunity to comment
on the revised position.

Policies Applied:

Epping Forest District Local Plan and Alterations
GB2A — Development in the Green Belt

DBE2 — Effect on neighbouring properties

DBE4 — Design in the Green Belt

DBE9 — Loss of Amenity

RST29 — New Buildings on North Weald Airfield




SUMMARY OF REPRESENTATIONS:

No neighbouring properties have been notified of the proposals. A site notice has been erected at
the main entrance to the Airfield near the Tower and in the airfield refreshments area known as the
‘squadron’.

No objections have been received at the time of writing the report, however a user of the airfield
has objected to the previous application and it has been suggested verbally that this objection
would be forthcoming again alongside others from various users of the airfield.

The Parish Council have not commented yet, but no objection was raised to the previous
application.

Issues and Considerations:

The main issues that arise with this application are considered to be the appropriateness of the
development in the Green Belt, its effect on the openness and character and its impact upon
neighbouring properties and the operation of the airfield.

Green Belt and Airfield Related Development

Policy GB2A establishes that in principle development in association with outdoor participatory
sport and recreation is acceptable. Private flights are considered to relate to outdoor recreation,
furthermore policy RST29 specifically seeks to enable development of the airfield in relation to
operations on the airfield subject to specific criteria. Policy RST29 seeks to encourage
development adjacent the M11 motorway and the southeast corner of the site as long as
development is necessary and appropriate, not a safety hazard and would not result in further
pressure to develop the remainder of the airfield.

The proposals accord with the Council’s locational preference for development, are proposed for
the storage of aircraft and have been confirmed to be outside of the RESA (Runways End Safety
Area) by the Council’'s Safety Officer.

The proposals are situated in close proximity to the M11, viewed only in the context of existing
structures onsite and aircraft, as a result, the proposals are likely to have only minimal impact on
the openness and character of the Green Belt, therefore no objection is raised on Green Belt
grounds.

Design

Policy DBE4 seeks to ensure development within the Green Belt respects the wider landscape
setting and local character. The proposed hanger is of similar design to neighbouring structures
and the design reflects the proposed use. No objections are raised to the proposed design.

Impact to Neighbouring Properties

Policies DBE2 and DBE9 seek to minimise adverse impact to neighbouring properties. The
proposals would appear visible adjacent to the runway and M11 areas, however the nature of the
operations taking place on site and separation distance from the nearest property is considered
sufficient to prevent loss of light and overshadowing. Noise and disturbance associated with the
structure would not be likely to increase beyond that which currently exists, and visual impact in
the context of site operations and similar structures on site would be minimal.

Access and Highway matters
No concerns are raised, no additional traffic to and from the wider site would be likely and air traffic
in this location is clearly commonplace.




Conclusion:

The proposed development is aircraft related, on an airfield, of a scale not out of character with
surrounding structures and sufficiently separated from neighbours whilst positioned outside of the
RESA area. Furthermore Officers do not consider there to be any additional impact than that which
may have arisen with the previous scheme which was considered acceptable.

Although approval of this application will result in two planning permissions, it is not considered
necessary to revoke the previous consent EPF/0172/09 as the Airfield Manager, who has control
of development within the airfield will not allow development within the Runway End Safety Area

The application is therefore recommended for approval (with conditions).
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Report Item No: 5

APPLICATION No: EPF/0713/09

SITE ADDRESS: Millrite Engineering
151 - 153 London Road
Stanford Rivers

Ongar

Essex

CM5
PARISH: Stanford Rivers
WARD: Passingford
APPLICANT: Berden Enterprises Ltd

DESCRIPTION OF PROPOSAL: | Retaining store/forge to front and converting to two bedroom
single storey unit, retaining spray and bending building and
conversion to a two bedroom bungalow, retaining two, two
storey workshops and office building and converting to a four
bedroom house. (Resubmitted application)

RECOMMENDED DECISION: Grant Permission (With Conditions)
CONDITIONS
1 The development hereby permitted must be begun not later than the expiration of

three years beginning with the date of this notice.

2 The development hereby permitted shall be carried out in accordance with detailed
plans and particulars which shall have previously been submitted to and approved
by the Local Planning Authority, showing the layout of proposed development
including the provision of garaging/visitors' car parking spaces/vehicles loading or
unloading, and turning areas, and the siting, design and external appearance of
each of the buildings and the means of access thereto.

3 Prior to the commencement of development details of screen walls, fences or such
similar structures shall be agreed in writing by the Local Planning Authority, and
shall be erected before the occupation of any of the dwellings hereby approved and
maintained in the agreed positions.

4 Details of foul and surface water disposal shall be submitted to and approved by the
Local Planning Authority before any work commences and the development shall be
implemented in accordance with such agreed details.

5 Notwithstanding the provisions of the Town and Country Planning General Permitted
Development Order 1995 as amended (or any other order revoking, further
amending or re-enacting that order) no development generally permitted by virtue of
Part 1, Class A-E shall be undertaken without the prior written permission of the
Local Planning Authority.




The development, including site clearance, must not commence until a scheme of
landscaping and a statement of the methods of its implementation have been
submitted to the Local Planning Authority and approved in writing. The approved
scheme shall be implemented within the first planting season following the
completion of the development hereby approved.

The scheme must include details of the proposed planting including a plan, details of
species, stock sizes and numbers/densities where appropriate, and include a
timetable for its implementation. If any plant dies, becomes diseased or fails to
thrive within a period of 5 years from the date of planting, or is removed, uprooted or
destroyed, it must be replaced by another plant of the same kind and size and at the
same place, unless the Local Planning Authority agrees to a variation beforehand,
and in writing.

The statement must include details of all the means by which successful
establishment of the scheme will be ensured, including preparation of the planting
area, planting methods, watering, weeding, mulching, use of stakes and ties, plant
protection and aftercare. It must also include details of the supervision of the
planting and liaison with the Local Planning Authority.

The landscaping must be carried out in accordance with the agreed scheme and
statement, unless the Local Planning Authority has given its prior written consent to
any variation.

Prior to the commencement of the development details of the proposed surface
materials for the driveway shall be submitted to and approved in writing by the Local
Planning Authority. The agreed surface treatment shall be completed prior to the
first occupation of the development.

Prior to commencement of development, including demolition or site clearance
works, a phased contaminated land investigation shall be undertaken to assess the
presence of contaminants at the site in accordance with an agreed protocol as
below. Should any contaminants be found in unacceptable concentrations,
appropriate remediation works shall be carried out and a scheme for any necessary
maintenance works adopted.

Prior to carrying out a phase 1 preliminary investigation, a protocol for the
investigation shall be agreed in writing with the Local Planning Authority and the
completed phase 1 investigation shall be submitted to the Local Planning Authority
upon completion for approval.

Should a phase 2 main site investigation and risk assessment be necessary, a
protocol for this investigation shall be submitted to and approved by the Local
Planning Authority before commencing the study and the completed phase 2
investigation with remediation proposals shall be submitted to and approved by the
Local Planning Authority prior to any remediation works being carried out.

Following remediation, a completion report and any necessary maintenance
programme shall be submitted to the Local Planning Authority for approval prior to
first occupation of the completed development.

No development hereby approved shall take place until measures to meet the
Council's requirements for affordable housing within the Epping Forest District
Council area are secured.



This application is before this Committee since it is an application that is considered by the
Director of Planning and Economic Development as appropriate to be presented for a Committee
decision (Pursuant to Section P4, Schedule A (k) of the Council's Delegated Functions).

Description of proposal:

Retention of existing forge building and conversion to two bedroom dwelling (Building 2), retention
of spray and bending building and conversion to a two bedroom bungalow (Building 3) and
retention of a two storey workshops and office building and conversion to a four bedroom house
(Building 4). Gardens will be provided for the new dwellings. It should be noted that the 5 bed
roomed house (Building 1) that exists on the site will be refurbished, and this does not require
planning permission. For the sake of clarity the original building numbering will be retained. The
proposal therefore results in a total of 3 conversions.

This is a revised application which has provided further information on the issue of the affordable
housing and has offered a unilateral undertaking for the payment of a sum of £50,000 for the
provision of affordable housing off of the site. The other details of this scheme remain as the
previous scheme.

Description of Site:

A small engineering works and detached house on the London Road between the Woodman
Public House and White Bear Mews, both of which are Grade Il listed buildings. The site has the
house to the north west frontage, a single storey ex forge to the north east frontage, and the main
workshops (with first floor offices) to its rear, and a single storey spray and bending shop to the
rear of the house, forming a small yard area. There is a garden area to the west which has some
single storey outbuildings on. The whole site is within the Green Belt. The site slopes down to the
east by about 2m.

Relevant History:

Various applications regarding the engineering use of the site.
EPF/1959/08 Conversion, Demolition and rebuilding of B2 site to residential - refused
EPF/0166/09 Conversion, Demolition and rebuilding of B2 site to residential - refused

Policies Applied:

East of England Plan

SS1 Sustainable Development
SS7 Green Belt

E2 Employment

H2 Affordable Housing

Local Plan

GB2A Green Belt

GB8A Change of use of buildings
GB9A Residential Conversions
GB15A Replacement Dwellings
DBE1&2 Design of new Buildings
DBE 4 Design in the Green Belt
DBE 8 Amenity Space

DBE 9 Neighbour Amenity



HC6A Affordable housing threshold

HC7A Level of affordable housing
H2A Previously developed land
E4A Employment Land

LL1 Landscaping

HC13 Setting of a Listed Building
ST4&6 Highway and Parking

CP1 Sustainability

CP2 Rural Environment

CP3 New Development

CP9 Sustainable Transport

Summary of Representations

4 properties were consulted, a site notice was erected and the following responses were received
STANFORD RIVERS PARISH COUNCIL — No Objection

Issues and Considerations:

The main issues in this application are:

Green Belt

Design

Impact on Neighbours
Affordable Housing

Loss of Employment Land
Landscaping

Highway and parking

Setting of the Listed Buildings
Sustainability

CoNooRrwWNE

And whether this scheme overcomes the previous reason for refusal which was the lack of
affordable housing provision.

The Officer recommendation on the previous scheme also included a reason for refusal on the
unsustainable nature of the site due to its isolation and limited access to public transport. Members
decided that this was not a reason for refusal. It is the case that the Highways Department have
again recommended refusal on these grounds, but given that Members did not agree this reason
previously Officers are not pursuing this.

Green Belt

- The site is wholly within the Green Belt. There are a two factors to be considered with this
scheme:
i) The change of use of the 3 buildings
i) The residential use of these 3 buildings

Change of use of other Buildings
- Conversion of existing buildings to new uses can be appropriate in the Green Belt
- Policy GB8A of the adopted Local Plan allows for a change of use of buildings provided they
meet a number of criteria:
() The building is:
(a) of permanent and substantial construction, capable of conversion without major or
complete reconstruction and is in keeping with its surroundings by way of form, bulk and
general design.




(ii) The proposed use would not have a materially greater impact than the present use of
the Green Belt and the purpose of including land in it.

(iii) The use and associated traffic generation would not have a significantly detrimental
impact on the character and amenities of the countryside

(iv) & (v) are not relevant to this application.

In addition, for a building to be converted to residential use the criteria of GB9A will need to be
achieved. The relevant criteria is:

(i) The building must be worthy of retention and:

(i1) it has been clearly proven by the applicant that business reuse in line with Policy GB8A is
unsuitable.

(iii) is not relevant

A. Building 2 — The OId Forge

GB8A (i) is met as the structure is permanent and substantial. The existing roof covering would
be replaced with tiles, and the weatherboarding refurbished. It is clear from the officer’s site
visit that the building is capable of being converted to its intended use, albeit it with remedial
works to bring the building up to current standards.

(ii) it is considered that this criteria could be met as the use as a dwelling on this previously
developed land site would not have a greater impact on the Green Belt than the current use
(i) will be dealt with under the Highway Issues section.

GBOYA,; with regard to (i) the building is not unattractive and it is considered that it is worthy of
being retained.

(ii) is met as the applicant has submitted considerable information that the whole site has
been actively marketed since 2004 to find a buyer; to no avail.

B. Building 3— The Spray and Bending Shop

GB8A (i) is met as the structure is permanent and substantial. The existing roof covering would
be replaced with tiles, and the walls rendered. It is clear from the officer’s site visit that the
building is capable of being converted to its intended use, albeit it with remedial works to bring
the building up to current standards.

GB9A (i). Whilst the building is a utilitarian industrial building of no particular architectural
merit, it is not an agricultural building and thus falls outside of the supporting text to the policy
which states “this policy will be used to enable the reuse of vernacular rural buildings. It will not
apply to modern or utilitarian agricultural buildings (Officers emphasis) as they are not
generally considered worthy of retention or suitable for conversion”.

Therefore it is considered that this is a building which is relatively small scale, single storey
and already has a semi domestic appearance being brick clad with roof tiles. The large front
porch which is of corrugated iron sheets would be removed.

Therefore retention of this modest industrial building would not harm the character and
appearance of the site of the Green Belt, and it is the case that the scheme for conversion will
improve its appearance.

The proposed garden area is not excessive and takes advantage of the existing side garden of
the current house on the site.

C. Building 4 — The Main Workshops

GB8A (i) is met as the structure is permanent and substantial. The existing roof covering would
be replaced with tiles, and the walls rendered. It is clear from the officer’s site visit that the
building is capable of being converted to its intended use, albeit it with remedial works to bring
the building up to current standards.

GB9A (i) is also met under the same assessment as with Building No 3. In this case the
building is two storey, albeit it with dormers in the roof slope and is not an excessively large



building. It is partially wooden clad with a corrugated iron roof. However the conversion will see
more suitable materials used, and part of the structure attached to the building (housing fork lift
trucks) would be removed and would separate the structure from Building 2.

This building is also largely screened by its position behind building 2 and next to outbuildings
at The White Bear to the east.

The proposed garden is modest and well sited within the confines of the original site.

Whilst larger than Building 3 this is still a relatively modest building and its retention would not
harm the openness and character of the Green Belt in this location, and the conversion would
result in a improved appearance of this particular building.

It is the case that the conversions of all three buildings are acceptable, and now meet the
criteria of both GB8A and GB9A.

Design and Street Scene

The site is prominent in the street scene and sees the reuse and refurbishment of the existing
buildings on the site. Therefore there will be no change in terms of building sizes, but the
appearance of the site will change from a run down industrial site to that of a small cluster of
houses in close proximity, which will be part of the small settlement at this location.

Due to the changes in this scheme from the previous scheme the design of the individual
buildings is considered acceptable and there is no harm caused to the character and
appearance of the street scene in this location.

Impact on Neighbours

White Bear Cottage and Mews is to the immediate east of the site. The main part of the
scheme which will affect this property will be the dormer windows on Building 4 which will
overlook their site.

The distance between the buildings is a minimum of 17m, with Building No 4 being at a higher
level than the house due to the fall of the land.

However, it is the case that White Bear Cottage is already overlooked by the existing dormers
used as offices, and this scheme will reduce the size of the dormers, and an obscure glazing
condition can be imposed for the bottom half of the two bedroom windows which overlook the
site.

Therefore it is considered that this impact can be overcome and would not harm the amenities
of the neighbour.

Whilst there will be no adverse impact on the amenities of the Woodman Public House to the
immediate west, there is likely to be some impact on the occupants of the new house from the
use of the pub, especially on summer evenings when the Beer Garden is in use, but due to the
distance and the fact there is already a house of the site this would not justify a refusal on
these grounds.

Housing Issues

This scheme is for a residential development of 3 new dwellings. Under the recently revised
Local Plan Alterations it falls within the criteria of policy H6A (ii) (b) and therefore 33% of the
new dwellings on the site should be allocated for affordable housing units. In this instance it is
considered that at least 1 of the properties should be affordable, with the two smaller units
being suitable for this use, leaving the 4 bed house for market prices.

The applicant argues that the policy only requires one unit to be affordable and that this scale
of provision is unattractive to Registered Social Landlords (RSLS).

He has now provided emails from Hastoe, Moat Housing and East Thames Housing
Associations, stating that they have no interest in this scheme.

He further offers a community benefit of £50,000 by way of a unilateral undertaking to assist in
the provision of affordable housing at “a more suitable” location in the district.



- Given that we now have evidence that housing associations are not interested in the scheme,
the provision of a committed sum to provide affordable housing elsewhere appears an
appropriate solution.

Employment Issues

- This is an existing employment site and thus its loss for such a use is to be regretted.

- However, evidence has been supplied of several marketing exercises over the past 4 years
which have not resulted in any offers being made for the site.

- The current business has now ceased as the owners have sold the site to developers.

Landscaping
- The Landscape Section have commented that the current use of the site is engineering,

predominantly either buildings or hard standing. There are no trees on the site worthy of
protection. However, the evergreen hedge at the road frontage provides important screening to
this development. A landscape scheme would provide some softening to this development.

Highways and Parking

- The Highway Section have commented that “the location, lack of footways and limited access
to public transport would mean that virtually all journeys generated by the proposal would be
by private vehicles. The proposal is not considered to be sustainable due to the reliance on
the use of private car which is contrary to the aims and objectives of the relevant transportation
policies contained within the County Council’s Highways and Transportation Development
Control Policies”

Setting of the Listed Buildings
- The Council’'s Conservation Officer has raised no objections to this scheme which will not have
any adverse impact on the setting of the two adjacent listed buildings.

Sustainability
- The location of the site, which, at over three kilometres away from the closest significant

settlement (Ongar), in a heavily rural area, is clearly in violation of policies ST1 and CP1, CP2
which seek to reduce car dependency and encourage walking, cycling and the use of public
transport, as well as sustaining and enhancing the local rural landscape.

- As has been seen above this proposal would see three additional dwellings created on an
isolated Green Belt site with very poor public transport links and infrastructure. It is the case
that this is not a sustainable site for new residential development, as it would result in an
increase in the reliance on car travel.

Conclusion

The conversion of these buildings to residential use is considered appropriate in the Green Belt
and the officers main objection to the proposal, relating to the unsustainable location of the site
has already been dismissed by Members on an earlier application. The remaining concern,
relating to the lack of any affordable units within the site has now been addressed by the applicant
and it is accepted that provision on site is not practical or appropriate. On balance therefore it is
considered that in the current economic climate, given that the scheme is in all other respects in
accordance with policy, the provision of £50,000 towards the provision of affordable housing
elsewhere in a more appropriate location in the District, is sufficient to meet the affordable housing
requirement and overcome the previous reason for refusal.

The application is therefore recommended for approval subject to conditions.
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