
      Epping Forest District Council                                         
      Final Committee Agenda                                                                                         DC.AID
      For Committee meeting on: 22/06/2005                                                                  PCR2/1.8
      Decision Level: Development Committee and Plans Sub-committee   
      ___________________________________________________________________________
      APPLICATION No: EPF/1943/04                             Report Item No: 1      

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      THATCHED HOUSE HOTEL, 236 HIGH STREET, EPPING                  
                                                                     
      APPLICANT: Mr D Demetriou

       DESCRIPTION OF PROPOSAL: 
      Creation of loft bedrooms within existing and approved         
      (LB/EPF/1019/04) roof space including new dormer windows.      

       RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years.         

      2.   Details of the types and colours of the external finishes 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 including the       
           rooflights hereby permitted.                                             
                                                                                    

      Description of Proposal:                                             
                                                                           
      Creation of loft bedrooms within existing and approved               
      (EPF/1019/04) roof space including new roof lights (revised          
      application).                                                        
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      A grade II listed hotel and public house dating from the 18th        
      century, within the Epping Town centre conservation area.            
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      Various including                                                    
      LB/EPF/1036/02 - Listed building consent for partial demolition      
      of hotel and erection of 14 dwelling units - Approved                
      EPF/1035/02 - Planning application as above - Approved               
      LB/EPF/1019/04 - Amended listed building consent application re      
      above - Approved                                                     
      EPF/1018/04 - Alterations as above - Approved                        
                                                                           
                                                                           



      Policies Applied:                                                    
                                                                           
      Local Plan                                                           
      HC6 Development in a Conservation Area                               
      DBE9 and 10 Amenity                                                  
      T14 Parking                                                          
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The main issues are the impact of this proposal on amenity,          
      conservation area and effects on parking.                            
                                                                           
      Amenity                                                              
                                                                           
      The plans have been revised since the application was first          
      made with various internal revisions and the deletion of the         
      dormers from the scheme.  The listed building aspects are            
      the subject of a separate application.                               
                                                                           
      This site is currently being redeveloped with the modern rear        
      part of the hotel being demolished.  It is proposed to install       
      two new bedrooms with attached en-suite bathrooms in the second      
      floor roof space.  These would have six roof lights installed,       
      two on the southern roof slope, and four on the northern roof        
      slope.  The two on the southern slope would be used for egress       
      from the building in the event of fire etc.  Some internal           
      works would be carried out to the roof area and the first floor      
      areas involving the provision of staircases.                         
                                                                           
      There will be no overlooking of the new dwellings to the rear        
      of the site and it is considered that there will be no further       
      adverse effects as a result of this proposal.                        
                                                                           
      Conservation Area                                                    
                                                                           
      The site is situated within the Epping Town Conservation Area.       
      Whilst it is the case that these are new openings within the         
      roof of the building, only part of one of the roof lights will       
      be visible from the rear of the site, the others all being           
      hidden from view due to their location.  Therefore it is             
      considered that there is no harm to the character or appearance      
      of the conservation area.                                            
                                                                           
      Parking                                                              
                                                                           
      The current hotel has 10 bedrooms, and this proposal would           
      provide another two.  The applicant has stated that there will       
      be 10 car parking spaces allocated to the hotel as part of the       
      previously granted permission.  It should be noted that this is      
      a town centre location with good public transport links and          
      therefore the proposed parking provision is adequate.                
                                                                           



      Other Issues                                                         
                                                                           
      The Town Council has raised the issue of the need for further        
      bedrooms at the site.  However this is not an issue that can be      
      considered in this context.                                          
                                                                           
      Conclusion                                                           
                                                                           
      The recommendation is therefore for approval.                        
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      TOWN COUNCIL - Object to this application on the basis that          
      the proposed development will have insufficient parking and          
      will overlook adjacent flats and represents overdevelopment of       
      this site.  Committee also commented that the recent removal of      
      bedrooms from this hotel and the development of flats in their       
      place was the result of poor demand and in view of this there        
      would seem to be little demand for further bedrooms for this         
      hotel.                                                               
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      For Committee meeting on: 22/06/2005                                                                  PCR2/1.8
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      APPLICATION No: LB/EPF/1944/04                          Report Item No: 2      

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      THATCHED HOUSE HOTEL, 236 HIGH STREET, EPPING                  
                                                                     
      APPLICANT: Mr D Demetriou

       DESCRIPTION OF PROPOSAL: 
      Grade II Listed Building application for creation of loft      
      bedroom within existing and approved (LB/EPF/1019/04) roof     
      space including new dormer windows.                            

       RECOMMENDED DECISION: Refuse                                

      1.   The proposed works would cause unacceptable harm to the character and
           appearance of this Grade II listed building due to the size, number and  
           siting of the roof lights and the effects of the internal works on the   
           historic fabric of the building and are contrary to Policy HC10 of the   
           adopted Local Plan and HC3 of the Replacement Structure Plan for Essex   
           and Southend on Sea.                                                     

      Description of Proposal:                                             
                                                                           
      This is the listed building application for creation of loft         
      bedrooms within existing and approved (EPF/1019/04) roof space       
      including new roof lights (revised application).                     
                                                                           
                                                                           
      Polices Applied:                                                     
                                                                           
      Structure Plan                                                       
      HC3 Protection of listed buildings                                   
                                                                           
      Local Plan                                                           
      HC10 Listed Buildings                                                
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The only issue is the impact of this proposal on the Listed          
      Building.                                                            
                                                                           
      The plans have been revised since the application was first          
      made with various internal revisions and the deletion of the         
      dormers from the scheme.                                             
                                                                           
      This site is currently being redeveloped with the modern rear        



      part of the hotel being demolished.  It is proposed to install       
      two new bedrooms with attached en-suite bathrooms in the second      
      floor roof space.  These would have six roof lights installed,       
      two on the southern roof slope, and four on the northern roof        
      slope.  The two on the southern slope would be used for egress       
      from the building in the event of fire etc.  Some internal           
      works would be carried out to the roof area and the first floor      
      areas involving the provision of staircases.                         
                                                                           
      The County Listed Building Adviser has commented:                    
                                                                           
      "The extent of alteration and practicality of the second floor       
      is of concern, and the number and size of roof lights is of          
      concern....                                                          
                                                                           
      "I recommend refusal of the applications.....In its current          
      state the scheme is unlikely to be practical and has                 
      insufficient clarity.  Furthermore the elements that are clear       
      such as the proliferation of too-large and too-numerous roof         
      lights would be detrimental to the character and interest of         
      the listed building."                                                
                                                                           
      Therefore it is considered that this proposal causes                 
      unacceptable harm to the character and appearance of the             
      listed building and is therefore recommended for refusal.            
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      TOWN COUNCIL - Objected to this application expressing concern       
      that the additional bedrooms proposed would require further          
      parking, but that the owner of this hotel had recently sold off      
      a large number of bedrooms for residential development and had       
      also at that time reduced the availability of parking for the        
      hotel.  Given the problems relating to parking in the town,          
      Committee felt that it would not be sensible to approve the          
      hotel extension without ensuring adequate parking was available      
      for this business use.                                               
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      APPLICATION No: EPF/2251/04                             Report Item No: 3      

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      THATCHED HOUSE HOTEL, 236 HIGH STREET, EPPING                  
                                                                     
      APPLICANT: Mr D Demitriou

       DESCRIPTION OF PROPOSAL: 
      Proposed tourist information centre.                           

       RECOMMENDED DECISION: Refuse                                

      1.   The proposed side extension, because of its materials and design detracts
           from the appearance and character of the Epping Town Conservation Area,  
           contrary to policy HC6 of the Councils Adopted Local Plan and HC2 of the 
           adopted Essex and Southend on Sea Replacement Structure Plan.            

      Description of Proposal:                                             
                                                                           
      It is proposed to create a Tourist Information Centre on the         
      southern flank of the existing building.                             
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      A grade II listed hotel and public house dating from the 18th        
      century, within the Epping Town centre conservation area.            
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      Various including                                                    
      LB/EPF/1036/02 - Partial demolition of hotel and erection of 14      
      dwelling units - Approved                                            
      EPF/1035/02 - As above - Approved                                    
      LB/EPF/1019/04 - Amended application re above - Approved             
      EPF/1018/04 - Alterations as above - Approved                        
                                                                           
                                                                           
      Polices Applied:                                                     
                                                                           
      Structure Plan                                                       
      HC2 Conservation Areas                                               
      HC3 Protection of listed buildings                                   
                                                                           
      Local Plan                                                           
      HC6 Development in a conservation area                               



      HC10 Listed Buildings                                                
      DBE9 Amenity                                                         
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The main issues are the impact of this proposal on the Listed        
      Building and the conservation area.                                  
                                                                           
      Listed Building                                                      
                                                                           
      This site is currently being redeveloped with the modern rear        
      part of the hotel being demolished.  It is proposed to erect         
      a single storey tourist information centre building on the           
      southern flank of the existing building, on the side of the          
      Coach entrance arch.  It measures 2.9m x 5.6m by 3.9m high.          
      The building is designed to appear as a lean-to but in fact          
      there would be a small gap of 15cm between the wall of the           
      hotel and the rear wall of the centre.                               
                                                                           
      The County Listed Building Adviser has commented that: "I am         
      concerned about the token shifting of the proposed building          
      away from the listed building which, as it is filled with metal      
      mesh and is likely to require some connection for weathering         
      would not overcome any of the previous problems and                  
      would leave the listed building and new building both                
      vulnerable to damp.                                                  
                                                                           
      "I am also concerned about the mounting detail and size of the       
      proposed roof-mounted sign and the size and position of the          
      sign on the bay of the listed building.                              
                                                                           
      "There is still discrepancy about doors and the disabled access      
      is impractical as it is shown with steps, and with a ramp            
      likely to obstruct the pavement.                                     
                                                                           
      "The extension as submitted lacks clarity and is likely to           
      cause damage to the listed building, and the proposed signage        
      by means of size, framework and position will dominate               
      significant features of interest of the listed building.  I          
      therefore recommend refusal of the applications".                    
                                                                           
      Refusal is therefore recommended due to the harm caused to the       
      character and appearance of the listed building.                     
                                                                           
      Design and Conservation Area                                         
                                                                           
      The structure would be a timber building with a monopitch roof,      
      adjacent to the hotel.  It is the case that whilst part of the       
      hotel on its southern flank has some weatherboarding at the          
      first floor, the majority of the building visible from the High      
      Street, and the buildings to the south are all of white painted      
      brick or render.  Whilst the lean-to design is not                   
      inappropriate in this area, it is in a prominent position and        
      the weatherboarding does not integrate well with the street          



      scene and has a temporary and inappropriate appearance in this       
      part of the Conservation Area.  It is also the case that this        
      would be a extension on the side of an existing extension which      
      is visually awkward.                                                 
                                                                           
      Since harm is caused to the character of the listed building,        
      this too results in harm to the Conservation Area.                   
                                                                           
      Amenity                                                              
                                                                           
      This proposal would introduce a small modest building into an        
      existing visual gap between the Thatched House and Campion           
      Court when viewed from the High Street.  This gap is not             
      unattractive with trees being seen to the rear of the site, but      
      it is considered that this building will not cause such harm to      
      the street scene as to justify a refusal.  There would be no         
      harm caused to the amenities of the adjacent commercial              
      businesses from this proposal.                                       
                                                                           
      Parking                                                              
                                                                           
      There are no highways objections to this scheme.                     
                                                                           
      Conclusion                                                           
                                                                           
      In view of the impact upon the character of the listed building      
      and the conservation area generally, the recommendation is for       
      refusal.                                                             
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      Original Plan                                                        
      TOWN COUNCIL - Object on the basis that the proposed location        
      and style of the facility will be detrimental to this listed         
      building and proposals represent overdevelopment of this             
      important site.                                                      
      EPPING SOCIETY - Object, out of keeping with Epping High             
      Street conservation area, looks like a garden shed,                  
      inappropriate materials.                                             
                                                                           
      Revised Plans                                                        
      TOWN COUNCIL - Object unanimously to this application on the         
      basis of the proposed location and style of the facility will        
      be detrimental to this listed building and proposals represent       
      overdevelopment of this important site.                              
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      APPLICATION No: LB/EPF/2252/04                          Report Item No: 4      

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      THATCHED HOUSE HOTEL, 236 HIGH STREET, EPPING                  
                                                                     
      APPLICANT: Mr D Demetriou

       DESCRIPTION OF PROPOSAL: 
      Grade II Listed Building application for a proposed tourist    
      information centre.                                            

       RECOMMENDED DECISION: Refuse                                

      1.   The proposed side extension, by reason of its design, siting, and
           materials detracts from the visual quality and character of this Grade II
           building of special architectural or historic interest.  The proposal is 
           at odds with policy HC10 of the adopted Local Plan, and policy HC3 of the
           Essex and Southend on Sea Replacement Structure Plan.                    

      Description of Proposal:                                             
                                                                           
      This is the listed building application that goes with the           
      previous item.                                                       
                                                                           
      All issues related to the listed building interests are fully        
      reported in the previous item and it is concluded that this          
      application should be recommended for refusal as well.               
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      Original Plan                                                        
      TOWN COUNCIL - Object on the basis that the proposed location        
      and style of the facility will be detrimental to this listed         
      building and proposals represent overdevelopment of this             
      important site                                                       
      EPPING SOCIETY - Object, out of keeping with Epping High             
      Street conservation area, looks like a garden shed,                  
      inappropriate materials.                                             
                                                                           
      Revised Plans                                                        
      TOWN COUNCIL - Object unanimously to this application on the         
      basis of the proposed location and style of the facility will        
      be detrimental to this listed building and proposals represent       
      overdevelopment of this important site.                              
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      APPLICATION No: EPF/106/05                              Report Item No: 5      

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      17 ST ALBAN'S ROAD, COOPERSALE, EPPING                         
                                                                     
      APPLICANT: Mr T & Mrs J Hayday

       DESCRIPTION OF PROPOSAL: 
      Two storey side; and part two storey, part single storey rear  
      extension.                                                     

       RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years.         

      2.   Materials shall match existing.         

      3.   No further side windows without approval

      4.   Balcony not to be formed.               

      5.   The development shall be carried out in accordance with the amended
           plans received on 10 May 2005 unless otherwise agreed in writing with the
           Local Planning Authority.                                                
                                                                                    
                

      Description of Proposal:                                             
                                                                           
      The proposal is for a two storey side extension and part two         
      storey, part single storey, rear extension.  The side extension      
      extends to the side boundary, but is set back at first floor         
      from the front elevation, with the first floor being housed          
      within a dormer to the front, and a hipped roof.                     
                                                                           
      To the rear the proposed extension is 3.2m deep and is single        
      storey adjacent to the boundary with the other half of the pair      
      of semis.  The proposal retains an integral garage and provides      
      a kitchen/breakfast room at ground floor with a bedroom and          
      bathroom above.                                                      
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      A semi-detached house located on the eastern side of the road        



      surrounded by other similar houses.                                  
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      None, although the amended plans now under consideration are         
      the result of considerable negotiation.                              
                                                                           
                                                                           
      Relevant Policies:                                                   
                                                                           
      Local Plan Policy DBE10 - Design of residential extensions.          
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The main issues are design, impact on the street scene and           
      impact upon neighbours.                                              
                                                                           
      Design                                                               
                                                                           
      -Side extension would be subordinate to the main dwelling, with      
      the first floor within an extended roof slope and dormer and a       
      reduced ridge line and the first floor set well back from the        
      front elevation.  Matching materials and window detailing.           
      Appearance is satisfactory.                                          
                                                                           
      Impact on Street Scene.                                              
                                                                           
      - No gap to flank boundary therefore concern about possibility       
      of terracing.                                                        
      - 2m set back from the front combined with lower ridge and half      
      hip, will minimise the terracing effect.                             
      - Other similarly designed extensions have been accepted in          
      this particular estate in recent years.                              
                                                                           
      Impact on Neighbours.                                                
                                                                           
      - Rear two storey element set 3m from shared boundary with           
      no. 19.                                                              
      - no. 19 has a 2.5m deep single storey extension to the rear.        
      - no. 15 has permission for a 3.2m deep extension.                   
      - No significant loss of light to neighbours.                        
      - No overlooking as a result of the proposal.                        
                                                                           
      Conclusion.                                                          
                                                                           
      - Designed in consultation with the planning officer to reduce       
      terracing effect of the side extension, and meet concern of the      
      Town Council.                                                        
      -  Other similar developments in the locality on houses of the       
      same basic design.                                                   
      - No significant impact on neighbours.                               
      - Recommend approval.                                                
                                                                           



       SUMMARY OF REPRESENTATIONS: 
      PARISH COUNCIL - Committee object to this application on the         
      basis that without a step back at first floor level the              
      proposal results in the creation of a terracing effect which         
      does not comply with Local Plan Policy DBE10.  The committee         
      also noted the District Council's permission for a similar           
      extension at no. 15 that does not appear to be compliant with        
      Local Plan policies.                                                 
                                                                           
      NB - The adjacent property no. 15 applied for similar                
      extensions at the same time as no. 17 but were not happy to          
      accept the reduction in first floor that the case officer            
      suggested. They therefore submitted amended plans for single         
      storey extensions only, which were approved under delegated          
      powers.                                                              
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      APPLICATION No: EPF/198/05                              Report Item No: 6      

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      REAR OF 261 HIGH STREET, EPPING                                
                                                                     
      APPLICANT: G Di-Paizza

       DESCRIPTION OF PROPOSAL: 
      Erection of first floor extension with rooms in roof to provide
      3 no. flats.  (Revised application)                            

       RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years.         

      2.   The development shall be carried out in accordance with the amended
           plans received on 31 May 2005 unless otherwise agreed in writing with the
           Local Planning Authority.                                                
                                                                                    

      3.   Details of the types and colours of the external finishes 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.   The development shall not be commenced until details of the following
           have been submitted to and approved in writing by the Local Planning     
           Authority:                                                               
                                                                                    
           External windows and doors; stairs to the existing flat roof; deck       
           access/amenity area on the existing flat roof; railing and gate enclosing
           the deck access/amenity area on the existing flat roof; and, a scheme of 
           sound insulation between the existing flat roofed extension and the      
           approved first floor extension.                                          
                                                                                    
           The flats shall not be occupied until the approved details have been     
           implemented in full and they shall be permanently retained as such unless
           the Local Planning Authority gives written consent to any variation.     
                                                                                    

      5.   All existing and future windows to the existing single storey extension
           shall be double glazed and permanently fixed shut.                       
                                                                                    



                  
      6.   The flats shall not be occupied until the covered bin store has been
           constructed in accordance with details indicated on drawing nos. 219/1B  
           and 219/2B.  The covered bin store shall be permanently retained in      
           accordance with those details for the storage of refuse from the flats   
           and the use of the ground floor of the building uless the Local Planning 
           Authority gives written consent to any variation.                        
                                                                                    

      Description of Proposal:                                             
                                                                           
      This application is for the erection of a first floor                
      extension to an existing single storey rear addition to provide      
      3 two bedroom flats.  It is also proposed to build a single          
      storey rear addition to the extension to provide a fully             
      enclosed bin store.                                                  
                                                                           
      The first floor extension would be set 1.2m from the first           
      floor of the original building.  Two flats would be provided         
      at first floor and one in the roof space.  They would be             
      accessed by a staircase to be constructed alongside the              
      building in an existing open rear yard reached from Buttercross      
      Lane across the rear yard areas of 265-269 (odd) High Street.        
      The resulting building would be 10m high to the ridge of a           
      hipped roof that would have a 40 degree pitch whilst the eaves       
      height would be 6m.  Windows to the flats would be principally       
      situated in the northeast and southwest elevations and no            
      windows would be provided in the flank elevation looking to          
      land to the northwest.  Windows to the flat in the roof space        
      would take the form of two flat-roofed dormer windows in the         
      northeast and southwest facing roof slopes.                          
                                                                           
      The bin store would be a lean-to design across the entire rear       
      elevation of the existing building between it and the boundary       
      with 1 Buttercross Lane.                                             
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      The application premises is a Grade II listed building that          
      forms part of a group comprising 257 to 263 (odd) High Street.       
      The frontage part of the building dates from the 17th Century        
      whilst it was extended to the rear in the 19th Century.  The         
      frontage building has two storeys with accommodation in the          
      roof whilst the 19th century extension has a slack roof that         
      does not provide any accommodation.  The 19th century                
      extension is finished in yellow stock bricks and slate tiles         
      with sash windows at ground and first floor.  A single storey        
      flat roofed addition projecting 14.3m with a width of 10.8m was      
      constructed in the late 1960's prior to the listing of the           
      building.                                                            
                                                                           
      The entire ground floor of 261 High Street is used as a              
      restaurant with the first floor in use as for residential            



      purposes and offices.  An inspection of the building reveals         
      the first floor of the original building adjacent to the             
      proposal is used as office and storage space.  To the rear of        
      the site is the rear garden to a house, No 1 Buttercross Lane,       
      whilst between the single storey rear extension and the              
      boundary with that property is a 1.5m wide concrete surfaced         
      area that is used to accommodate wheeled refuse storage bins         
      for the restaurant.                                                  
                                                                           
      The site is situated within the Epping Conservation Area,            
      which includes all the adjoining land.  This part of the Epping      
      Conservation Area is characterised by predominantly two storey       
      buildings dating from the 18th and 19th centuries fronting the       
      High Street, many of them listed and comprising offices,             
      storage or residential above shops.  They typically have a mix       
      of single and two storey rear extensions to the rear that are        
      subordinate to the frontage buildings.  Rear of the buildings        
      fronting the High Street are a mix of uses including office          
      and residential that are accommodated in buildings that              
      predominantly date from the 20th century.                            
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      EPU//123/65 - Extension to rear of premises - Approved 07.09.65      
      EPU/1/68 - Extension to shop - Approved 05.03.68                     
      EPU/127/69 - Rear extension across passageway to link two            
      shops - Approved 06.01.70.                                           
      EPF/1207/85 - Infill of passageway to form retail & storage          
      space & garage - Approved 17.02.86.                                  
      LB/EPF/8/86 - Alterations to shopfront entrance and single           
      storey rear extension - Approved 04.04.86.                           
      EPF/112/93 - Extension and refurbishment of existing retail          
      premises including alterations to shopfront - Approved               
      29.04.93.                                                            
      LB/EPF/4/93 - Corresponding listed building application for          
      planning application EPF/112/93 - Approved 29.04.93.                 
      EPF/305/96 - Change of use of ground floor to mixed Class A1         
      and A3 use - Refused 16.07.96.  Subsequent appeal allowed            
      06.03.97.                                                            
      EPF/339/99 - Change of use to Class A3 use - Approved 26.05.99.      
      EPF/1599/98 - Duplicate of EPF/339/99 - Approved                     
      26.05.99.LB/EPF/1944/00 - Erection of fire escape and internal       
      alterations to allow office and bedsit use - Approved 14.03.01.      
      EPF/1652/04 - Erection of first and second floor rear                
      extension to provide 4 two bedroom apartments - Refused              
      01.11.04                                                             
                                                                           
                                                                           
      Policies Applied:                                                    
                                                                           
      Structure Plan:                                                      
      CS1 - Achieving sustainable urban regeneration                       
      CS2 - Protecting the natural and built environment                   
      CS4 - Sustainable new development                                    



      HC2 - Conservation areas                                             
      HC3 - Protection of listed buildings                                 
      BE1 - Urban intensification                                          
      H2 - Housing development - The sequential approach                   
      H3 - Location of residential development                             
      H4 - Development form of new residential developments                
      T3 - Promoting accessibility                                         
      T12 - Vehicle parking                                                
                                                                           
                                                                           
      Local Plan:                                                          
      HC7 - Development in conservation areas                              
      HC10 - Works to listed buildings                                     
      H3 - Criteria for assessing sites outside the Green Belt for         
      housing                                                              
      DBE1 - Design of new buildings                                       
      DBE2 - Impact of buildings on neighbouring property                  
      DBE3 - Development in urban areas                                    
      DBE6 - Car parking                                                   
      DBE8 - Private amenity space                                         
      DBE9 - Impact of development on amenity                              
      L10 - Adequacy and retention of landscaping                          
      T17 - Highways: Criteria for assessing proposals                     
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The principle of the extension to the building to provide            
      flats with no off-street car parking or private amenity space        
      is considered to be acceptable because of its town centre            
      location.  The development also complies with the policy             
      preference for providing new dwellings within existing urban         
      areas with good access to community facilities.                      
                                                                           
      The main issues to be considered in this case are therefore the      
      impact of the extensions on the special architectural and            
      historic character of the listed building, whether the               
      proposals preserve or enhance the character and appearance of        
      the Epping Conservation Area and the impact of the proposals on      
      amenity.                                                             
                                                                           
      The submission of additional drawings indicating the massing         
      of the rear elevation has assisted in clarifying the                 
      relationship between the proposed addition and adjacent              
      buildings on the High Street.  By losing one floor the proposed      
      addition above the existing single storey extension is               
      considerably smaller than that previously refused in November        
      2004, with a 3.4m reduction in overall height and a 2.6m             
      reduction in eaves height.  Moreover, since it would have a          
      hipped rather than gabled roof it would have a considerably          
      reduced appearance of bulk.  It is considered that the scale of      
      the proposed first floor addition together with its detailed         
      design would complement that of the original building thereby        
      preserving its special architectural and historic interest.          
      Indeed the interest of the building as a whole would be              



      considerably enhanced by the proposal since the existing ground      
      floor addition is considered to detract from the appearance of       
      the original building.  As such the proposal is also considered      
      to enhance the character and appearance of the Epping                
      Conservation Area.                                                   
                                                                           
      The application site is adjacent to the rear part of the rear        
      garden to 1 Buttercross Lane.  It is considered that because         
      the design of the roof of the first floor extension is such          
      that it would slope away from the boundary with 1 Buttercross        
      Lane the main impact of the addition would be as a result of         
      that part below eaves level which in any event would be 1.5m         
      from the boundary.  Given that the building would be at least        
      27m from the nearest part of the rear of the house and not           
      directly behind it this relationship is considered to be             
      acceptable.  The extension would cause some overshadowing of         
      the immediately adjacent parts of the rear garden of 1               
      Buttercross Lane at different times of the morning but the           
      impact of this is not considered to be so great as to cause any      
      harm to the amenities enjoyed by the occupiers of that               
      property.                                                            
                                                                           
      Since the building would have no windows in the northwest            
      flank and the nearest window in the northeast elevation would        
      be set 4m from the boundary with 1 Buttercross Close it is not       
      considered the proposal would cause any excessive overlooking        
      of neighbouring properties.  The dormer windows would be             
      smaller than those at first floor and set 6m from the boundary       
      with 1 Buttercross Lane offsetting any greater potential for         
      overlooking as a result of their additional height.                  
                                                                           
      The proposed bin store extension at ground level is acceptable       
      in design terms and would assist in mitigating the potential         
      for odour nuisance caused by the external storage of refuse          
      generated by the restaurant and the flats.  It would be              
      appropriate to require its provision by the imposition of a          
      suitable condition on any consent granted.                           
                                                                           
      Since the flats would not contain any windows to habitable           
      rooms in the southeast elevation (i.e. that looking back to the       
      original building) there would be no overlooking of 3 flats          
      recently approved above 259 High Street and now under                
      construction (Ref EPF/2190/03).  A small amenity area on the         
      roof of the existing single storey extension between the             
      proposed flats and the original building would also not result       
      in any adverse impact on the amenities enjoyed by future             
      neighbouring occupiers since the adjacent flats would be of          
      single aspect design with no openings looking towards the            
      amenity area.  It is however considered appropriate to require       
      the submission of further details of that area through the           
      imposition of a suitable condition on any consent granted.           
                                                                           
      No off-street parking provision is proposed and since the site       
      is situated within a town centre well served by public               
      transport it is not considered appropriate to require any            



      provision on sustainability grounds.                                 
                                                                           
      Since the proposed flats would be situated above a restaurant        
      it would be appropriate to require the provision of sound            
      insulation between the two uses through the imposition of a          
      suitable condition on any consent granted.                           
                                                                           
      Conclusion                                                           
                                                                           
      The proposed extensions would preserve the special                   
      architectural and historic interest of the listed building,          
      enhance the character and appearance of the Epping                   
      Conservation Area, not have any excessive adverse impact on          
      amenity and be acceptable in sustainability terms.                   
                                                                           
      Accordingly, it complies with adopted planning policy and            
      planning permission may be granted.                                  
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      TOWN COUNCIL - In spite of the amendments made to the original       
      application, committee objected to this application                  
      and were still very concerned about the poor information             
      received which gave no indication of the relationship between        
      this building and adjacent properties within the conservation        
      area of Epping High Street.  Given the sensitive nature of a         
      development to this listed building, it would be most helpful        
      if the developer could show adjacent properties in his               
      elevations which also show his proposed development.                 
      Notwithstanding these points and in spite of the reduction in        
      overall height of the proposal, Committee considered that the        
      height of the proposal would not complement adjacent buildings       
      and would appear over dominant in this part of the conservation      
      area.                                                                
                                                                           
      The occupiers of 3 neighbouring properties, 263                      
      High Street, 1 and 3 Buttercross Lane have raised objection on       
      the following grounds:                                               
      1. Excessive overlooking of neighbouring properties.                 
      2. The resulting building would appear overbearing when seen         
      from neighbouring properties.                                        
      3. The development would still comprise accommodation on 3           
      floors, which is at variance with the two storey construction        
      of all properties within the vicinity.                               
      4. The extension would be excessive, bulky and out of character      
      with the locality, which forms part of a conservation area.          
      5. The resulting building would appear as an over-dominant           
      feature on a site that to a degree is already over developed         
      and it would be unduly intrusive when seen from neighbouring         
      properties.                                                          
      6. Access to the site via Buttercross Lane is restricted and         
      the additional traffic generated would cause chaos.                  
      7. Access for emergency vehicles via Buttercross Lane is             
      restricted.                                                          



      8. Inadequate off-street parking is proposed.                        
      9. There are already several staff living above the restaurant       
      and the noise from the premises can be very loud.  The               
      additional accommodation will exacerbate this situation.             
      10. Constant deliveries to and from the restaurant cause             
      congestion and inconvenience.  The additional accommodation          
      will exacerbate this situation.                                      
      11. The volume of fat and water from the restaurant is               
      overloading drains serving premises on the High Street.  The         
      additional accommodation will exacerbate this situation.             
                                                                           
                                                                           
                                                                           



      

      



Epping Forest District Council                                         
      Final Committee Agenda                                                                                         DC.AID
      For Committee meeting on: 22/06/2005                                                                  PCR2/1.8
      Decision Level: Development Committee and Plans Sub-committee   
      ___________________________________________________________________________
      APPLICATION No: EPF/207/05                              Report Item No: 7      

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      YEOMANS, COOPERSALE STREET, EPPING                             
                                                                     
      APPLICANT: Mr and Mrs Steggle

       DESCRIPTION OF PROPOSAL: 
      Upgrading of existing conservatory and erection of single      
      storey rear extension.                                         

   
       RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years.         

      2.   Materials of construction to be agreed. 

      3.   The new casement windows shall be symmetrical, flush meeting, with single
           glazing face puttied, constructed of timber with a painted finish.       
                                                                                    

      4.   The new retaining wall shall be constructed in English Bond, unless
           otherwise agreed with the Local Planning Authority.                      
                                                                                    

      5.   All new gutters shall be cast iron finished black.
                                                                                    

      Description of Proposal:                                             
                                                                           
      The application proposes the upgrading of an existing                
      conservatory and erection of a single storey rear extension.         
      The proposed extension measures 3.5m x 4.8m.                         
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      The application site comprises a detached two storey cottage         
      on the southern side of Coopersale Street.                           
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      EPF/389/99 - Demolition of existing garage and erection of new       
      double garage with domestic storage above - Approved 15/9/99         
      EPF/1870/87 - Conservatory - Approved 26/2/88                                   



      Policies Applied:                                                    
                                                                           
      Local Plan:                                                          
      GB2 - Green Belt                                                     
      GB14 - Extensions in the Green Belt.                                 
      HC10 - Works to Listed Buildings                                     
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The issues in this case are firstly whether the design and           
      scale of the proposals will detract from the historic or             
      architectural interest of the listed building, and secondly          
      whether the extension complies with the requirements of Policy       
      GB14: the open character and appearance of the Green Belt            
      should not be impaired, it should not result in                      
      disproportionate additions, and the extension should be              
      reasonably necessary to provide for contemporary living              
      standards.                                                           
                                                                           
      Advice from the Historic Buildings Adviser is that the               
      existing conservatory is of no historic interest, and its            
      replacement is simply designed and would be an improvement.  He      
      also comments that the rear wing extension would not be out of       
      scale and raises no objection.  Conditions are recommended in        
      respect of the windows, the retaining wall, gutters, and the         
      types and colours of external finishes.                              
                                                                           
      The upgraded conservatory would be on the same footprint as          
      the existing, and along with the proposed single storey              
      extension would represent an increase of only 13% in floor           
      space.  Both extensions are to the rear of the property with         
      good screening on the boundaries.  The impact on the openness        
      the Green Belt would therefore be very limited.                      
                                                                           
      Conclusion                                                           
                                                                           
      The proposals are limited in scale and would not result in           
      disproportionate additions to the property.  The historic            
      buildings adviser is satisfied that the rebuilding of the            
      conservatory will be an improvement, and that the extension          
      would not be out of scale.  It is therefore recommended that         
      conditional planning permission be granted.                          
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      TOWN COUNCIL - Committee objected to this application and            
      were concerned at the extensive nature of the works proposed.        
      The design of the conservatory proposed is considerably              
      different from the existing conservatory and would appear            
      inappropriate.  If the District Council determine to approve         
      this application, Committee request that any work is done under      
      the supervision of the District Council's conservation officer       
      so as to ensure the use of appropriate materials.                    
                                                                           



            

                                                               



   Epping Forest District Council                                         
      Final Committee Agenda                                                                                         DC.AID
      For Committee meeting on: 22/06/2005                                                                  PCR2/1.8
      Decision Level: Development Committee and Plans Sub-committee   
      ___________________________________________________________________________
      APPLICATION No: LB/EPF/208/05                           Report Item No: 8      

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      YEOMANS, COOPERSALE STREET, EPPING                             
                                                                     
      APPLICANT: Mr and Mrs R Steggle

       DESCRIPTION OF PROPOSAL: 
      Grade II Listed Building application for the upgrading of      
      existing conservatory and erection of single storey rear       
      extension.                                                     

       RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years          

      2.   Materials of construction to be agreed. 

      3.   The new casement windows shall be symmetrical, flush meeting, with sigle
           glazing face puttied, constructed or timber with a painted finish.       
                                                                                    

      4.   The new retaining wall shall be constructed in English Bond, unless
           otherwise agreed with the Local Planning Authority.                      
                                                                                    

      5.   All new gutters shall be cast iron finished black.
                                                                                    

      Description of Proposal:                                             
                                                                           
      Grade II Listed Building application for the upgrading of an         
      existing conservatory and erection of a single storey rear           
      extension.                                                           
                                                                           
                                                                           
      Policies Applied:                                                    
                                                                           
      Local Plan:                                                          
      HC10 - Works to Listed Buildings                                     
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The issue in this case is whether the design and scale of the        
      proposals will detract from the historic or architectural            



      interest of the listed building.                                     
                                                                           
      Advice from the Historic Buildings Adviser is that the existing      
      conservatory is of no historic interest, and its replacement is      
      simply designed and would be an improvement.  He also comments       
      that the rear wing extension would not be out of scale and           
      raises no objection.  Conditions are recommended in respect of       
      the windows, the retaining wall, gutters, and the types and          
      colours of external finishes.                                        
                                                                           
      Conclusion                                                           
                                                                           
      The proposals are limited in scale and the historic buildings        
      advisor is satisfied that the rebuilding of the conservatory         
      will be an improvement, and that the extension would not be out      
      of scale.  It is therefore recommended that Listed Building          
      Consent be granted.                                                  
                                                                           
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      TOWN COUNCIL - Committee objected to this application                
      and were concerned at the extensive nature of the works              
      proposed.  The design of the conservatory proposed is                
      considerably different from the existing conservatory and would      
      appear inappropriate.  If the District Council determine to          
      approve this application, Committee request that any work is         
      done under the supervision of the District Council's                 
      conservation officer so as to ensure the use of appropriate          
      materials.                                                           
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      ___________________________________________________________________________
      APPLICATION No: EPF/294/05                              Report Item No: 9      

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      BELLE VUE, HIGH ROAD, EPPING                                   
                                                                     
      APPLICANT: Mrs V Khanna

       DESCRIPTION OF PROPOSAL: 
      Use of land for one parking space for use by occupants of      
      Bellevue Cottage, High Road, Epping (contrary to Condition 4   
      of EPF/282/04)                                                 

       RECOMMENDED DECISION: Grant Permission                      

      1.   Access to the parking area shall be served via the adjacent private road,
           with no direct access to the site via the B1393.                         
                                                                                    
           .                             
      2.   The current dropped kerb access from the site to the county road shall be
           permanently closed in a manner and at a time to be agreed with the Local 
           Planning Authority after consultation with the Area Highway Manager.     
                                                                                    

      Description of Proposal:                                             
                                                                           
      Use of land for one parking space for use by occupants of            
      Belle Vue Cottage (contrary to condition 4 of EPF/282/04).           
                                                                           
      The proposed parking area measures 8 metres by 4.4 metres, and       
      was formerly part of the parking area to the Magpies Nest            
      restaurant, now converted into a dwelling.  It is bounded at         
      the rear by an existing brick wall.  Where the area abuts the        
      footway a new shrub hedge is proposed.  Access to the parking        
      space is gained via the driveway to the former restaurant.           
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      Belle Vue is a small detached property located close to the          
      highway boundary.                                                    
                                                                           
      The application site is within a small enclave of ten houses         
      on the north-west side of the High Road.  The site is also           
      within the Bell Common Conservation Area.                            
                                                                           
                                                                           



      Relevant History:                                                    
                                                                           
      EPF/282/05 - Change of use from restaurant to a dwelling,            
      raising of roof to south wing with new dormers - Approved            
      7/5/04                                                               
                                                                           
                                                                           
      Policies Applied:                                                    
                                                                           
      Local Plan:                                                          
      GB2 - Green Belt                                                     
      HC7 - Development within Conservation Areas.                         
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The issue in this case is whether the proposed parking space         
      would be harmful to the character and appearance of the              
      Conservation Area or the Green Belt.                                 
                                                                           
      The parking area as proposed can accommodate one car.  The           
      property has no other parking facilities.                            
                                                                           
      Belle Vue Cottage is within a group of properties and fronts         
      directly onto the High Road.  The parking space would be             
      immediately adjacent to the dwelling, with a landscaped strip        
      and 900mm fence along the frontage.  It would not be unduly          
      prominent within the Conservation Area.                              
                                                                           
      Having regard for the location and setting of the parking            
      space it will not have any significant impact on the openness        
      of the Green Belt.                                                   
                                                                           
      The Highways Authority have no objections to the application         
      provided that access to the parking area is served via the           
      adjacent private drive with no direct access to the site via         
      the B1393.  They also require that the current dropped kerb          
      access from the site to the road should be permanently closed        
      in a manner and at a time to be agreed with the Local Planning       
      Authority after consultation with the Area Highway Manager.          
                                                                           
      Conclusion                                                           
                                                                           
      The proposed development accords with the requirements of            
      adopted planning policy.  It is therefore recommended that           
      conditional planning permission be granted.                          
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      TOWN COUNCIL - Committee objected to this application                
      and were very concerned that this development would be               
      unsightly in the conservation area and would visually damage         
      what is at present an attractive part of the town.                   
      RINGINGLOW, HIGH ROAD - Believe that to incorporate this             



      small plot into the landscaped garden of Belle Vue Cottage will      
      improve the appearance of this part of the High Road                 
      substantially much to the benefit of the local area.  The            
      provision of a parking space for one small car incorporated          
      within the garden seems entirely reasonable since the property       
      has no other parking facilities.                                     
                                                                           
                                                                           



      



Epping Forest District Council                                         
      Final Committee Agenda                                                                                         DC.AID
      For Committee meeting on: 22/06/2005                                                                  PCR2/1.8
      Decision Level: Development Committee and Plans Sub-committee   
      ___________________________________________________________________________
      APPLICATION No: EPF/319/05                              Report Item No: 10     

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      THE GARDEN HOUSE, HIGH ROAD, EPPING                            
                                                                     
      APPLICANT: Mr C Dean

       DESCRIPTION OF PROPOSAL: 
      Erection of detached single garage and bicycle store.          

       RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years.         

      2.   Materials shall match existing.         

      3.   The development shall be carried out in accordance with the amended
           plans received on 11 April 2006 unless otherwise agreed in writing with  
           the Local Planning Authority.                                            
                                                                                    

      Description of Proposal:                                             
                                                                           
      Erection of a detached single garage and bicycle store.  The         
      proposed timber weatherboarded garage with plain tile roof,          
      measures 3.6m wide x 6.4m long with a ridge height of 4.2m.  It      
      has a small lean to element to act as a bicycle store.               
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      The proposed garage is to be sited on land to the side of a          
      recently converted property, originally agricultural                 
      outbuildings, located on the eastern side of the High Road.          
      The site is well hidden from view.                                   
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      EPF/403/02 - Change of use of workshop, office staff room and        
      store building to 1 bed residential unit - Approved                  
      EPF/529/04 - Single storey side extension - Refused                  
      EPF/1059/04 - Single storey side extension - Approved.               
                                                                           
                                                                           



      Policies applied:                                                    
                                                                           
      Local Plan policies: GB2 relating to Green Belt.  H6, H7 and         
      H12 relating to development in conservation areas, DBE9              
      neighbouring amenities and T17 relating to highway issues.           
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      This site is within the Green Belt and the Conservation area.        
      The main concerns are therefore whether it is appropriate            
      development in the Green Belt and whether it preserves or            
      enhances the conservation area.                                      
                                                                           
      The amended proposal has been reduced in size to a slightly          
      larger than standard single garage.  This would appear               
      appropriate provision for the small dwelling at the site and         
      the policies allow us to judge such outbuildings on their            
      merits.  It is not considered that it would have a                   
      significantly adverse impact on the openness of the Green Belt,      
      although it is regrettable that the recent conversion has            
      resulted in justification for additional building.                   
                                                                           
      The design of the building is in keeping with the conservation       
      area and subject to control over materials there will be no          
      harm to the character or amenity of the area.                        
                                                                           
      The application is therefore recommended for approval subject        
      to conditions.                                                       
                                                                           
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      TOWN COUNCIL - Committee objected to this application because        
      the proposed development is in both Green Belt and Conservation      
      Area.                                                                



     

 



Epping Forest District Council                                         
      Final Committee Agenda                                                                                         DC.AID
      For Committee meeting on: 22/06/2005                                                                  PCR2/1.8
      Decision Level: Development Committee and Plans Sub-committee   
      ___________________________________________________________________________
      APPLICATION No: EPF/415/05                              Report Item No: 11     

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      85 HIGH STREET, EPPING                                         
                                                                     
      APPLICANT: F Berndes Ltd

       DESCRIPTION OF PROPOSAL: 
      Change of use of ground floor from A1 (Retail) to A3 (Food and 
      Drink)                                                         

       RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years.         

      2.   The use hereby permitted shall not be open to customers/members outside
           the hours of 7.00 to 18.00 on Monday to Saturday and and not at all on   
           Sundays or public holidays.                                              
                                                                                    
.            
      3.   Prior to the first use of the premises fro A3 details of equipment for
           the suppression and dispersal of fumes and or smells produced by cooking 
           and food preparation shall be submitted to and agreed by the Local       
           Planning Authority.  Such equipment shall be installed and thereafter    
           maintained.                                                              
                                                                                    

      Description of Proposal:                                             
                                                                           
      Change of use of ground floor from A1 (retail) to A3 (cafes and      
      restaurants).                                                        
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      The application premises belong to a parade of shops comprising      
      nos. 81-95 High Street.  Numbers 93 and 95 are existing A3           
      uses with the remainder being A1.  The shop area is                  
      approximately 74 sq metres plus an additional 13 sq metres of        
      loading area and WC to the rear.  The rearward section of the        
      premises extends beyond the residential unit above, with the         
      external terrace of the premise comprising its roof.                 
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      Change of use to steak restaurant was refused in 1988.               



      Change of use to estate agents was refused in 1987.                  
      Change of use to A3 was refused in 1994 and 1995.                    
                                                                           
                                                                           
      Policies Applied:                                                    
                                                                           
      Local Plan:                                                          
                                                                           
      STC7 Control in primary and secondary shopping centres.              
      RP5 Development likely to cause nuisance.                            
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The main issue is whether the proposed change of use accords         
      with policy STC7 and the emerging Local Plan policies.               
      Additionally, impact on the residential amenity of adjacent          
      occupants must be considered.                                        
                                                                           
      Members should note that following a recent amendment to the         
      Use Classes Order A3 use is now restricted to Cafes and              
      Restaurants and no longer includes drinking establishments and       
      hot food takeaways.                                                  
                                                                           
      The adopted Local Plan identifies the site as being within a         
      secondary shopping frontage.  Policy STC7 outlines the type of       
      uses and circumstances in which permission will be granted.  In      
      particular the development should not result in the amount of        
      non retail frontage exceeding 60%.  The most recent town centre      
      survey indicated that the % of non-retail in the secondary           
      shopping frontage as a whole was about 44% in 2004.  A recent        
      A3 use was granted at No. 88, at which time the percentage of        
      non-retail use was calculated as rising to 44.7%.  The current       
      application therefore will not take this figure over the 60%         
      threshold.                                                           
                                                                           
      The application site is within a frontage of 15 properties of        
      which 5 (one third) are non-retail.  The figures therefore show      
      a capacity for non retail uses and the current proposal              
      therefore accords with policy STC7 in this respect.                  
                                                                           
      Policy STC7 also requires that the proposed use would not have       
      an excessively adverse effect on the amenities of neighbours,        
      by way of noise, smell or other nuisance.                            
                                                                           
      The particular use proposed is a sandwich and food bar/              
      restaurant and the applicants have stated their intention            
      to be open during daytime hours only closing at 6pm, and             
      serving light meals mainly cold, but some heated in a                
      microwave.                                                           
                                                                           
      Subject to conditions to prevent fumes and smells and to             
      restrict hours of use to those applied for, it is not                
      considered that the proposal will have any significant impact        
      on the living conditions of local residents.                         



                                                                           
      The emerging Local Plan puts this site outside the key frontage      
      area of the Town Centre, and the proposal, which is for a            
      daytime use is considered in accordance with the broad               
      principle of maintaining the viability and vitality of the town      
      centres and making them attractive and useful places to shop,        
      work and visit, and resisting the creation of stretches of dead      
      daytime frontage.                                                    
                                                                           
      Concerns have been raised that there are already too many A3         
      uses in the neighbourhood and that existing businesses will be       
      harmed.  This is not a major planning consideration, it is the       
      vitality of the town centre, not specific businesses that must       
      be maintained.  Concern has also been raised about rubbish and       
      drainage problems, again these are not issues that can be            
      directly addressed, but it is not considered that a caf‚ use,        
      as opposed to a take-away, would be likely to result in any          
      significant increase in rubbish or drainage problems.                
                                                                           
      In conclusion it is considered that the proposed change of use       
      is in accordance with both the current adopted policies of the       
      Local Plan and with the emerging policies, and that it will          
      have no adverse impact on the vitality and viability of Epping       
      as a shopping centre.  The application is therefore recommended      
      for approval.                                                        
                                                                           
                                                                           
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      TOWN COUNCIL - Committee objected to this application as             
      they felt under Policy STC2 of the Adopted Local Plan it would       
      cause a change in the role of the town centre in the economic        
      life of the community.                                               
      93 AND 95, HIGH STREET - Will affect business negatively. Even       
      now because of too many food outlets in the area, we are taking      
      much less than before.  The potential market is not enough for       
      the existing business owners. Will result in more rubbish in         
      car park.  May also cause drainage problem in the car park.          
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      For Committee meeting on: 22/06/2005                                                                  PCR2/1.8
      Decision Level: Development Committee and Plans Sub-committee   
      ___________________________________________________________________________
      APPLICATION No: EPF/482/05                              Report Item No: 12     

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      THE OLD RECTORY, COOPERSALE COMMON, COOPERSALE, EPPING         
                                                                     
      APPLICANT: Mr & Mrs Balasuriya

       DESCRIPTION OF PROPOSAL: 
      Erection of 2.0m high close boarded fence to side boundary.    

     
      RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years.         

      Description of Proposal:                                             
                                                                           
      Erection of a 2m high close boarded wooden fence in the              
      curtilage of a listed building. It has been erected on the           
      northern boundary of the site, along the rear gardens of nos.        
      16-24 Vicarage Road.                                                 
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      A large detached grade II listed former rectory, dating from         
      the 19th century, on the southern edge of Coopersale Village.        
      The site commands panoramic views to the south.  The whole site      
      is within the Green Belt.                                            
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      Various applications for access and garden walls, alterations        
      to outbuildings, including                                           
      EPF/2071/04 - Detached garage - Approved                             
      LB/EPF/2072/04 - Listed Building application as above -              
      Approved                                                             
      EPF/116/05 - Attached pool building - Refused                        
      LB/EPF/117/05 - Listed Building Application as above - Refused       
                                                                           
                                                                           
      Polices Applied:                                                     
                                                                           
      Structure Plan                                                       
                                                                           
      C2  Green Belt                                                       
      HC3 Protection of listed buildings                                   



                                                                           
      Local Plan                                                           
                                                                           
      HC12  Setting of a Listed Buildings                                  
      GB2   Green belt                                                     
      DBE1, 4, 9 Design and Amenity                                        
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The main issues are the impact of this proposal on the Listed        
      Building, green belt and the amenities of neighbouring               
      properties.  It should be noted that the western boundary of         
      the domestic curtilage is not accepted as correct, and is            
      subject to ongoing enquiries.                                        
                                                                           
      Green Belt                                                           
                                                                           
      This fence only requires permission as part of it is within          
      the curtilage of the listed building.  However, as it does           
      require permission the impact on the Green Belt can be               
      considered.  The fence is timber and was constructed on site         
      during March.  Although objectors have described the fence as        
      `urban' and `utilitarian' it is typical of boundary treatment        
      to residential properties within the rural areas of the              
      district, and it is considered that it has no adverse impact on      
      the character and appearance of the Green Belt.                      
                                                                           
      Listed Building                                                      
                                                                           
      This hand-built fence is to the rear of the listed building          
      and thus has less of an impact upon it than when viewed from         
      the entrance road or from the adjacent Church.  These                
      boundaries have a brick and stone wall which has been                
      previously been granted permission.  It is considered that           
      there is no negative impact on the setting of the listed             
      building, and indeed it is an appropriate boundary treatment in      
      this setting.  The Council's Conservation Officer has commented      
      that he has no objections to the scheme.                             
                                                                           
      Amenities                                                            
                                                                           
      The neighbouring properties which would be affected are 16-24        
      Vicarage Road.  It is the case that their view over the site         
      to the south has been adversely affected by this proposal.           
      Whilst the Council has sympathy with this restriction it should      
      be noted that there is no `right to a view' and any refusal on       
      this ground could result in costs being awarded against the          
      Council.                                                             
                                                                           
      There will be some impact on sunlight to the rear gardens,           
      which are south facing, in the evenings.  However the gardens        
      are about 18m long to the rear elevations and it is considered       
      that the minor loss of sunlight would not justify a refusal.         
      It should be emphasised that this is a fence of a `normal'            



      height that the government through permitted development rights      
      considers acceptable for all residential gardens and is not          
      excessive in any way.                                                
                                                                           
      Conclusion                                                           
                                                                           
      It is to be regretted that the works have been carried out           
      before the application was made.  However, this proposal causes      
      no harm to the setting of the listed building or the                 
      Green Belt, and the minor harm to the amenities of the               
      neighbours would not justify a refusal and this could not be         
      sustained on appeal.  The recommendation is for approval.            
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      PARISH COUNCIL - No Objection.                                       
      14 VICARAGE ROAD - Object, detracts from the open aspect of          
      green belt land, making it a less pleasant place in which to         
      live.  By reason of its height and style it is totally               
      inappropriate for a paddock enclosure.                               
      18 VICARAGE ROAD - Object, fence will permanently alter the          
      character of the listed building and plot, dramatically              
      compromise the open character of the area, make the area more        
      urban and less pleasant, we have an unsightly double fence at        
      the end of our garden, fence is out of scale, overbearing and        
      oppressive, will decimate our outlook.                               
      22 VICARAGE ROAD - Object, lost my view and the fence is             
      inappropriate for and detracts from the boundaries of a listed       
      building.                                                            
      20 VICARAGE ROAD - Object, fence is out of character with the        
      Vicarage and inappropriate in the area, and not sympathetic to       
      the neighbouring properties.  It has a significant visual            
      impact changing the character of the gardens.                        
      16 VICARAGE ROAD - Object, fence is not in keeping with the          
      Vicarage.  It is oppressive and conflicts with green belt            
      policies.                                                            
      PLANNING AGENT ON BEHALF OF RESIDENTS - Object, adverse effect       
      on listed building, removes sunlight and light from gardens, is      
      oppressive, has adverse effect on the green belt.                    
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      APPLICATION No: EPF/581/05                              Report Item No: 13     

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      1 BOUNDARY COURT, BELL COMMON, EPPING                          
                                                                     
      APPLICANT: Mrs Weedon

       DESCRIPTION OF PROPOSAL: 
      Erection of a side conservatory.                               

       RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years.         

      2.   Materials of construction to be agreed. 

      Description of Proposal:                                             
                                                                           
      Erection of a `L' shaped side conservatory measuring 2.4m x          
      6m,by 3.1m high with a pitched roof, partly monopitch, partly        
      hipped. Its area is 13sqm.                                           
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      A recently erected detached house on a rectangular plot in the       
      Green Belt.  It is one of a number of similar houses                 
      overlooking Bell Common.  The whole area is within the Bell          
      Common Conservation area.  The property already has a                
      conservatory erected (under PD) to the rear, and commands            
      sweeping views over the open fields to the north.                    
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      EPF/557/00 - Demolition and redevelopment of 4 houses -              
      Approved                                                             
      EPF/118/01 - Revised application for development - Approved          
      EPF/775/03 - Rear conservatory - Refused                             
      EPF/2120/04 - Side conservatory - Refused                            
      EPF/199/05 - Side conservatory - Refused                             
                                                                           
                                                                           



      Polices Applied:                                                     
                                                                           
      GB2  Green Belt Policy                                               
      GB14 Extensions in the green belt                                    
      HC6 Developments in conservation areas                               
      HC7 Conservation area design and materials                           
      DBE9 and 10 Amenity                                                  
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The main issues are the impact of this proposal on the Green         
      Belt, conservation area and the amenities of neighbouring            
      properties, and whether it overcomes the reasons for the             
      refusal of the 2004 applications, which where the harm to the        
      Green Belt and conservation area from the design and                 
      appearance of the conservatory.                                      
                                                                           
      Green Belt                                                           
                                                                           
      This revised application has reduced the volume and footprint        
      of the extension, and changed the roof structure to a mono           
      pitch roof on the first portion of the structure and a hip on        
      the second.                                                          
                                                                           
      This proposal would only further add a minor volume to this          
      house and would be relatively inconspicuous against the bulk         
      of the house, especially as it has a glazed roof.  It is             
      considered that this proposal has removed the previous Green         
      Belt objections to the scheme, as it will not harm the               
      openness and appearance of the Green Belt.                           
                                                                           
      Conservation Area and Design                                         
                                                                           
      The conservatory has been redesigned in a traditional style,         
      which is now in keeping with the character and appearance of         
      the area.  The Council's Conservation Officer has raised no          
      objections to its design.                                            
                                                                           
      Amenity                                                              
                                                                           
      The existing fence on the western boundary screens the proposed      
      extension in this direction and there would be no overshadowing      
      or overlooking of neighbouring properties as a result of this        
      proposal.                                                            
                                                                           
      Representations                                                      
                                                                           
      The Town Council has objected to this proposal as they               
      consider it to be visually intrusive and has an adverse effect       
      on visual amenity of the area.  However, in the opinion of           
      officers, this scheme has overcome the previous objections and       
      does not warrant a refusal, as explained above.                      
                                                                           



      Conclusion                                                           
                                                                           
      As this application has dealt with the previous objections it        
      is now recommended for approval.                                     
                                                                           
                                                                           
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      TOWN COUNCIL - Object as does not comply with polices GB2 and        
      GB14 of the adopted local plan, and the contiuned development        
      of this house in the Green Belt and Conservation Area would          
      cause the property to become visually intrusive and have a           
      serious and adverse effect on the visual amenity of the              
      locality.                                                            
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      APPLICATION No: EPF/763/05                              Report Item No: 14     

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      181 THEYDON GROVE, EPPING                                      
                                                                     
      APPLICANT: Mr V Page

       DESCRIPTION OF PROPOSAL: 
      Single storey side extension.                                  

       RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years.         

      2.   Materials shall match existing.         

      Description of Proposal:                                             
                                                                           
      Erection of a single storey flat roofed side extension on the        
      western elevation, measuring 1.95m wide x 8.6m long, and 3.3m        
      high.                                                                
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      An end of terrace single dwelling house on a large plot on the       
      Theydon Grove Estate.  A large pond and open area is to the          
      immediate south of the area, which is within the Epping Town         
      Conservation Area.  The properties to the north are a terrace        
      of four dwellings which are lower than the terrace that this         
      property is in due to changing land levels.  There is already a      
      small single storey side extension on the west flank of the          
      building.                                                            
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      None                                                                 
                                                                           
                                                                           
      Polices Applied:                                                     
                                                                           
      DBE9   Excessive Loss of amenities for neighbours                    
      DBE10  Design of residential extensions                              
                                                                           



                                                                           
      Issues and Considerations:                                           
                                                                           
      The main issues in this application are the effects of this          
      development on the street scene, design and amenities of             
      neighbouring properties.  The estate has a strong visual             
      identity with few alterations to the original designs,               
      although there are a number of different types of dwellings on       
      the estate.                                                          
                                                                           
      Street Scene                                                         
                                                                           
      - A minimum gap of 6m will be maintained to the side boundary        
      - The front wall will be set back by 1.7m.                           
      - It is a logical continuation of the existing extension, and        
      it is not considered to set an adverse precedent in this area.       
      - Flat roof is not ideal, but would not be out of place on the       
      estate.                                                              
      - The extension is relatively minor and subordinate to the           
      existing property and will not have an adverse effect on the         
      character and appearance of the estate.  This is especially the      
      case as the garden is surrounded by a 2m timber fence, which         
      will provide significant screening.                                  
                                                                           
      Design                                                               
                                                                           
      - This proposal would enlarge an existing extension and is of a      
      similar appearance with matching materials.  It will not cause       
      any harm to the appearance of the building.                          
                                                                           
      Impact on Neighbours                                                 
                                                                           
      - There will no loss of light or sunlight for any neighbour.         
      - There will be no overlooking of any neighbouring property.         
                                                                           
      Conclusion                                                           
                                                                           
      The proposal is of an acceptable design, which does not              
      detract from the appearance this part of the estate.  Therefore      
      the recommendation is for approval.                                  
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      TOWN COUNCIL - Object, the development is out of character with      
      the building to which it is attached and therefore will not          
      enhance the street scene.  Committee feel that any extensions        
      to the properties on this estate must carefully reflect the          
      style of existing build to avoid creating a poor precedent.          
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      ___________________________________________________________________________
      APPLICATION No: EPF/782/05                              Report Item No: 15     

      SITE ADDRESS:                                                       PARISH:  Epping                                  
      134 & 136, HIGH STREET, EPPING                                 
                                                                     
      APPLICANT:  Koinonia Youth Trust

       DESCRIPTION OF PROPOSAL: 
      Temporary change of use from A1 retail to non retail for a     
      period of tenure (18/4/05-17/04/06) for a one stop shop for    
      young people; returning to A1 retail on 17/04/06.              

       RECOMMENDED DECISION: Grant Permission                      

      1.   Within fourteen days of this approval details of means of noise control
           to limit the volume of any amplified sound emanating from the premises   
           between 9. 00 am and 6.00 pm on weekdays shall be submitted to the Local 
           Planning Authority for agreement.  The agree scheme shall then be        
           implemented and thereafter maintained for so long as the use continues.  
                                                                                    
    
      2.   The premises shall be used for the purpose described in the application
           and for no other use, when this approved use ceases, the premises shall  
           revert to A1 retail use only.                                            
    

                                                                                
      Description of Proposal:                                             
                                                                           
      Use of shop premises as a one stop shop for young people, in         
      partnership with many groups including, St Johns secondary           
      School, Essex Youth Service, EFDC Leisure Services, EFDC             
      Community Arts, TeenAim, Epping Forest Primary Care Trust, the       
      Town Council, Essex Police and Church Groups.  The intention is      
      to provide day time, after school and evening sessions for           
      young people aged between 11 and 25.                                 
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      Ground floor shop unit, with a floor area of 91 sq metres            
      located on the eastern side of the High Street just to the           
      north of station road.  There are offices above.                     
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      EPF/830/86 - Change of use from shop to office - Refused.            
      EPF/831/86 - Change of use from shop to restaurant - Refused.        



      No recent history.                                                   
                                                                           
                                                                           
      Policies Applied:                                                    
                                                                           
      Local Plan Policies                                                  
                                                                           
      STC7 Controls in primary and secondary shopping frontages.           
      RP5 Development likely to cause a nuisance.                          
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The main concern is the loss of a retail unit within the             
      primary shopping frontage and whether the proposed alternative       
      use will harm the vitality and viability of the town centre.         
                                                                           
      Policy STC7 of the Local Plan places a restriction on the            
      amount of non-retail frontage that will be allowed within the        
      primary shopping frontage.  The policy allows only up to 20% of      
      the frontage in the primary area to be non-retail.  This figure      
      has already been exceeded in Epping High Street and the loss of      
      this unit is therefore contrary to Policy STC7.                      
                                                                           
      That said, the reason behind the policy is to ensure the             
      vitality and viability of the area as a shopping centre, and         
      that the retail function of the centre is not undermined.            
                                                                           
      In this instance the proposed use is one that will attract           
      young people into the town centre not just in the evening, as        
      in restaurant use, but also during the day when the shops are        
      also open.  People attracted to the centre may well also             
      utilise other shops and facilities within the town centre.           
                                                                           
      The proposed use needs to be in a busy, well lit, easily             
      accessible location where it will be safe for young people, and      
      in a location which will not cause noise and disturbance to          
      residents.  A town centre location is therefore most                 
      appropriate.                                                         
                                                                           
      It is considered that this is a unique development that will         
      provide a valuable facility for local young people, and that an      
      exception to the normal restriction on loss of retail premises       
      can be made.                                                         
                                                                           
      A further consideration is the impact of the use on adjacent         
      premises.  Above the premises there are offices and concern has      
      been raised that amplified music played during office hours          
      could be at a level that causes disturbance to the occupants of      
      the offices above.  It is considered that this is an issue that      
      can be controlled by condition.                                      
                                                                           
      It is not considered that the use is likely to result in any         
      other problems to adjacent premises and no other complaints or       
      objections have been received.                                       



                                                                           
      The application is therefore recommended for approval, subject       
      to noise condition and a condition restricting the use to that       
      specified in the application, so that should the use cease no        
      alternative non-retail use could utilise the premises without a      
      further planning application and the premises would have to          
      return to retail use as a consequence.  It is not considered         
      necessary to restrict the use to a temporary period.                 
                                                                           

                                                                           

       SUMMARY OF REPRESENTATIONS: 
      This report was completed prior to the end of the consultation       
      period, any additional letters received will be reported             
      orally at committee.                                                 
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      APPLICATION No: EPF/1562/04                             Report Item No: 16     

      SITE ADDRESS:                                                       PARISH:  North Weald                             
      KINGS HEAD (PH), 8 HIGH ROAD, NORTH WEALD                      
                                                                     
      APPLICANT:  Mitchells & Butlers Retail Limited

       DESCRIPTION OF PROPOSAL: 
      Outline planning application for residential development and   
      relocation of parking area for Kings Head Public House.        

       RECOMMENDED DECISION: Grant Permission                      

      1.   Submission of details within 3 years.   

      2.   Submission of detailed drawings         

      3.   Materials of construction to be agreed. 

      4.   Drainage details to be agreed.          

      5.   Tree and site survey to be submitted    

      6.   Submission of tree protection statement 

      7.   Submission of Landscape Proposals       

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

      9.   Submission of flood risk assessment     

      10.  Contaminated land study and remediation.

      11.  No external lighting of the car part area shall take place other than
           that agreed in writing by the Local Planning Authority.                  



                                                                                 
      12.  The gradient of the approved access shall not exceed 1/10.
                                                                                    

      And subject to the applicant first entering into a Legal             
      Agreement under Section 106 of the Town and Country Planning         
      Act to provide the following prior to the first occupation of        
      the site;                                                            
      1.  Two dropped kerb crossing points with tactile paving in          
      Station Road ant the Junction with High Road.                        
      2.  The bringing up to current ECC standards/specifications of       
      the bus stops in High Road, one outside the Kings Head Public        
      House the other in the vicinity of Hurricane Way, to include         
      shelters, 180millimetre raised kerbs and telematics where            
      necessary.                                                           
                                                                           
                                                                           
                                                                           
                                                                           
      Description of Proposal:                                             
                                                                           
      Outline application for the residential development of land          
      currently used for car parking for the Kings Head public house       
      and relocation of the parking to behind the public house.  The       
      area proposed for residential development is less than 0.3           
      hectares.  The proposal includes the provision of a new access       
      from Station Road, but all other matters are reserved for            
      future consideration.                                                
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      The application site includes the parking area for the Kings         
      Head Public House, behind the garage site located on the corner      
      of Station Road, and the rear garden of the Public House.            
      There is a significant belt of trees along the rear of this          
      site and there is housing to the north east with rear gardens        
      backing on to the beer garden area.                                  
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      There are many applications relating to works to the public          
      house which are not relevant to the current proposal.                
      Of most relevance is an approval in 1995 for an extension to         
      the car park and the closure of an existing access.                  
                                                                           
                                                                           
      Policies Applied:                                                    
                                                                           
      Local Plan Policies:                                                 
                                                                           
      GB2  Development within the Green Belt.                              
      H2   Residential development.                                        
      HC12 Development affecting the setting of a listed building.         



      RP5  development likely to cause nuisance.                           
      T14 and T17 relating to car parking and highway issues.              
      LL3, LL10, LL11  relating to trees and landscaping.                  
      GB18 Radio Station site and development east of station Road.        
                                                                           
      Structure Plan Policies:                                             
                                                                           
      CS1 Sustainable development.                                         
      CS2 Protecting the natural and built environment.                    
      CS4 Sustainable new development.                                     
      C2  development in the Green Belt                                    
      HC3 Protection of listed buildings.                                  
      BE1 Urban intensification                                            
      H2  Housing development - the sequential approach.                   
      H3  Location of residential development.                             
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      Given the small size of the site and the restricted area that        
      could be developed for residential use, only a small number of       
      dwellings are likely to be achieved on the site and there is         
      therefore no requirement for the provision of affordable units       
      within the scheme.                                                   
                                                                           
      The site falls within the Metropolitan Green Belt, and the           
      first issue to be resolved is whether there are very special         
      circumstances sufficient to outweigh the harm to the Green Belt      
      that would result from the inappropriate development.                
      Subsequently impact on the setting of the Listed Building,           
      impact on neighbouring residents, impact on trees and visual         
      amenity, highway safety issues including parking and drainage        
      issues need to be addressed.                                         
                                                                           
      1. Green Belt.                                                       
                                                                           
      This site to the rear of the public house and the garage is          
      within the Green Belt, however it is now surrounded on all           
      sides by built development following the development of housing      
      to the south (east of Station Road), as part of a package of         
      development to reuse the Radio Station Site.                         
                                                                           
      The adopted Local Plan states  "That part of the site on             
      which built development is permitted (the land to the east of        
      Station Road now developed as Tempest Mead) will subsequently        
      be taken out of the Green Belt when the opportunity arises.  A       
      consequence of this is that the land behind the Kings Head PH        
      will be deleted from the Green Belt should redevelopment take        
      place".  This specific statement in the adopted plan makes it        
      clear that at the next opportunity (probably the production of       
      the Local Development Framework) the Council intends that the        
      application site will be removed from the Green Belt.  This          
      clearly makes it difficult to sustain a purely Green Belt            
      reason for refusal.  There are, then, very special                   
      circumstances in this instance sufficient to outweigh the harm       



      to the Green Belt that would result from the development.            
                                                                           
      2.  Impact on the setting of the Listed Building.                    
                                                                           
      The proposal includes moving the car parking for the Kings Head      
      Public House to a position behind the listed building, in the        
      area that is currently garden, and residential development on        
      the current car parking area.  It is not considered that this        
      amendment to the parking area will have a significant impact on      
      the setting of the listed building, as a small garden area is        
      retained and the important front views of the building will not      
      be affected.                                                         
                                                                           
      Similarly, subject to sensitive design with particular               
      attention to height so that the development is not a prominent       
      backdrop to the pub, residential development to the rear of the      
      garage site need not adversely impact on the setting of the          
      listed building.                                                     
                                                                           
      3.  Impact on residential amenity.                                   
                                                                           
      The proposed revised car parking area will be within close           
      proximity to the rear boundary fences of 4 properties in Dukes       
      Close and within about 10m of their rear windows, and there is       
      concern that this use could result in undue noise and                
      disturbance to these properties.  However this must be balanced      
      against the fact that at present the use is a beer garden and        
      there would undoubtedly already be late night noise and              
      disturbance.  On balance it is considered that the increase in       
      harm to residential amenity as a result of moving of the car         
      park will not be sufficient to warrant refusal of the                
      application.                                                         
                                                                           
      Care will need to be taken at the detailed stage of the              
      application to ensure that adequate screening, between the           
      housing and the car park is achieved, suitable surfacing to          
      prevent excessive noise from manoeuvring vehicles is provided        
      and any lighting of the car park is sensitively located and          
      directed.                                                            
                                                                           
      The development of part of the site for residential use should       
      not have any adverse impact on existing residential properties       
      in the locality, again subject to the location, height and           
      design of any such development, which can be controlled by           
      condition.                                                           
                                                                           
      4. Impact on Trees and Visual Amenity.                               
                                                                           
      At present there is an extensive and attractive belt of              
      vegetation along the rear boundary of the site and beyond,           
      which screens the site from the new houses in Tempest Mead to        
      the rear of the site, this is an important feature and the           
      retention of the linear element of open space between this site      
      and the Tempest Mead development is also important.  There are       
      a number of protected trees in this boundary hedgerow.  The          



      parking area indicated on the submitted plans appears to             
      encroach too closely on this boundary vegetation and would need      
      to be moved away to be considered acceptable, however it is          
      considered that there is sufficient space to provide for             
      adequate parking for the public house and to protect the trees       
      so the details of the scheme can be reserved for future              
      consideration.                                                       
                                                                           
      Similarly, detailed proposals for the residential development        
      will need to take fully into account the need to protect and         
      strengthen the existing boundary vegetation and protected            
      trees.  Again it is considered that such a development can be        
      devised and that as such there need be no significant harm to        
      the visual amenity of the area.                                      
                                                                           
      5.  Highway and Parking Issues.                                      
                                                                           
      The proposals include the provision of a new access to serve         
      the residential element of the development from Station Road,        
      to be located about 42m metres from the junction with the High       
      Road.  The highways authority consider that such an access           
      would be appropriate for the site and have raised no objections      
      subject to conditions.  The proposed parking utilising the           
      existing access to the public house is also considered               
      acceptable.                                                          
                                                                           
      6.  Drainage and Sewerage.                                           
                                                                           
      The site is within an indicative flood plain and as such a           
      flood risk assessment will need to be carried out and any            
      necessary remedial works will need to be undertaken,                 
      additionally the design of the residential development will          
      need to include provision of flood resistant features such as        
      raised thresholds and elevated air bricks.                           
                                                                           
      Once again these concerns can be properly addressed by the           
      imposition of suitable conditions.  Thames Water have stated         
      that they are unsure of the ability of the local sewers to           
      dispose of foul and surface water for the development, but that      
      if need be they will provide the additional capacity as soon as      
      practicable.  They are therefore suggesting conditions that          
      will ensure that problems do not arise.                              
                                                                           
      Conclusion:                                                          
                                                                           
      In conclusion it is considered that there are very special           
      circumstances sufficient to overcome the usual green belt            
      objections and that the redevelopment can be achieved without        
      harm to the listed building, the character and amenity of the        
      area or the residential amenity of adjacent residents.  The          
      application is therefore recommended for approval subject to         
      conditions.                                                          
                                                                           
                                                                           
                                                                           



                                                                           

       SUMMARY OF REPRESENTATIONS: 
      PARISH COUNCIL - Objection.  The application represents              
      overdevelopment.  Additional housing on the location would           
      generate an additional pressure on local highways and will           
      generate noise and light nuisance to existing residents.             
      Policy GB18 in the Local Plan recognises the value of green          
      spaces in this area of North Weald and the development at this       
      location is contrary to policy GB2 in the Local Plan.  It is         
      noted that the application does not include any flood risk           
      assessment.  In the absence of further information, the council      
      objects to the development because of the potential negative         
      impact on the local flood management schemes.                        
      NORTH WEALD BASSETT AND DISTRICT RURAL PRESERVATION SOCIETY -        
      The society feels that the proposal is detrimental to the            
      listed building, The Kings Head, and is an unacceptable              
      development in the Green Belt.                                       
      THE COUNCIL FOR THE PROTECTION OF RURAL ESSEX - The two              
      applications are clearly interrelated and should be considered       
      as one entity, both cannot go forward in their current form.         
      Object.  The relocation of the car park and the introduction of      
      additional housing will result in the loss of currently open         
      Green Belt land and bring car parking close to residential           
      properties with all attendant noise and late night disturbance.      
      18 DUKES CLOSE - Oppose the relocation of the car park on the        
      grounds of noise.  Existing noise problem from the public house      
      and the shingle surface is noisy.  This will be worse if the         
      cars are nearer.  Loss of outlook if the houses are built.  If       
      it goes ahead insist on tarmac surface and shrubbery behind our      
      fence.                                                               
      17 DUKES CLOSE - The new housing and relocation of car park is       
      inappropriate and unjustified.  Loss of visual amenity to            
      residents who overlook the area.  Increased traffic and parking      
      issues in this part of North Weald.  Overdevelopment.                
      Maintaining a suitable environment for the listed building and       
      nearby residents must take precedence.                               
      16 DUKES CLOSE - Loss of privacy.  Would like however to             
      negotiate rear access to our premises and would have less            
      objection.  Any development should provide an adequate barrier       
      between our garden and the car park.  Existing vegetation on         
      the Tempest Mead/Station Road boundary should be maintained.         
      19 TEMPEST MEAD - Concerned about overlooking and privacy.           
      Existing trees between Tempest Mead and the site must be             
      maintained, otherwise no objection.                                  
      3 CHURCH LANE - Object.  The land is Green Belt and should not       
      be built on.  Potential for increased flooding problems.             
      1 HIGH ROAD -  There has been enough development in this area,       
      no need for further residential development.                         
      KINGS HEAD GARAGE - The plan for housing would constitute            
      overdevelopment and raise flooding concerns.                         
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      APPLICATION No: EPF/1563/04                             Report Item No: 17     

      SITE ADDRESS:                                                       PARISH:  North Weald                             
      KINGS HEAD GARAGE, 6 HIGH ROAD, NORTH WEALD                    
                                                                     
      APPLICANT:  Mitchells & Butlers Retail Limited

       DESCRIPTION OF PROPOSAL: 
      Redevelopment of garage to hotel block of 24 bedrooms with     
      amended access and parking.                                    

 
      RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years.         

      2.   Materials of construction to be agreed. 

      3.   Submission of tree protection statement 

      4.   Retention of existing trees and shrubs  

      5.   Submission of Landscape Proposals       

      6.   Submission of flood risk assessment     

      7.   Drainage details to be agreed.          

      8.   Contaminated land study and remediation.

      9.   Prior to commencement of development details of secure, convenient,
           covered cycle and motor cycle parking shall be submitted to and agreed in
           writing by the Local Planning Authority and the work shall be completed  
           in accordance with such agreed details and thereafter retained.          
                                                                                    

      10.  Prior to commencement of development and concurrent with the submission
           of landscaping details, details providing a turning area in front of the 
           proposed lodge building shall be submitted to and agreed in writing by   
           the Local Planning Authority.  The agreed scheme shall be implemented    
           prior to the first use of the lodge and thereafter retained.             
                                                                                    



.                         
                   
      11.  Prior to the first use of the hotel block hereby approved the existing
           access located at immediately at the High Road/Station Road junction,    
           shown to be closed on the approved plans shall be permanently removed.   
                                                                                    

      12.  Prior to the first use of the hotel block hereby approved space shall be
           provided within the site to accommodate the parking, loading and         
           unloading and turning of all vehicles visiting the site, clear of the    
           highway in accordance with details that shall have been submitted to and 
           agreed in writing by the Local Planning Authority.  Such area shall      
           thereafter be kept free of obstruction.                                  
                                                                                    

      13.  The sight line to the right of the internal junction of the hotel access
           shall be kept clear to ground level.                                     
                                                                                    

      14.  No external lighting shall be erected on the site without the prior
           written approval of the Local Planning Authority.                        
                                                                                    

      Also subject to the applicant first entering into an Agreement       
      under Section 106 of the Town and Country Planning Act to            
      provide the following prior to the first occupation of the           
      hotel hereby approved:                                               
      1.  Two dropped kerb crossing points with tactile paving in          
      Station Road at its junction with the High Road.                     
      2.  The bringing up to current ECC standards/specifications of       
      bus stops in High Road, one outside the Kings Head Public            
      House the other in the vicinity of Hurricane Way, to include         
      shelters, 180mm raised kerbs and telematics where necessary.        
                                                                           
                                                                           
      Description of Proposal:                                             
                                                                           
      Redevelopment of existing garage site, including demolition of       
      existing buildings and erection of a two storey building             
      comprising 24 bedrooms of hotel accommodation ancillary to the       
      Kings Head public house.  The proposed building is simply            
      designed, finished with brick and render and houses bedrooms         
      only, with no other facilities.  The proposed building is to be      
      set slightly further back on the plot than the existing garage       
      building, with a small amount of parking to the front and a          
      landscaped garden area including a small pond fronting the           
      road.                                                                
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      The application site encompasses the Grade II listed public          
      house with its garden and car parking together with the Kings        
      Head Garage located on the corner of Station Road.  The              



      existing garage building is a single storey building with slate      
      roof and there is a portacabin style office building adjacent        
      to Station Road.  The garage and the public house are, to some       
      extent, visually separated by a short conifer hedge.                 
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      He garage site has the following planning history:                   
      1963 - Details of garage - Approved.                                 
      1983 - Provision of a portacabin for car sales office was            
      approved and subsequently renewed in 1986, 1991 and 1996.            
      1988 - Outline application for a 30 bed hotel was refused.           
                                                                           
                                                                           
      Policies Applied:                                                    
                                                                           
      Local Plan Policies:                                                 
                                                                           
      HC12  Development affecting the Setting of a Listed Building.        
      RP5   Development likely to cause a nuisance.                        
      RST31 Additional tourist accommodation.                              
      DBE1  Design of new buildings                                        
      DBE2  Effect on surrounding buildings.                               
      DBE3  Development in urban areas.                                    
      LL10, LL11, relating to landscaping.                                 
      T14 and T17 relating to highway safety and car parking.              
                                                                           
      Structure Plan Policies:                                             
                                                                           
      CS1  Sustainable urban regeneration.                                 
      CS3  Encouraging economic success.                                   
      CS4  Sustainable new development.                                    
      HC3  Protection of listed buildings.                                 
      BE1  Urban intensification.                                          
      BIW4  Safeguarding employment land.                                  
      LRT10 Tourist accommodation.                                         
                                                                           
                                                                           
      Issues and Considerations:                                           
                                                                           
      The main concerns with regard to this application relate to the      
      principle of the redevelopment of the garage for an alternative      
      use, the impact of the proposed development on the character         
      and amenity of the area and the setting of the listed building       
      and the parking and traffic implications of the development.         
                                                                           
      Loss of the Garage                                                   
                                                                           
      Concern has been raised that the current garage provides a           
      range of local facilities for North Weald that will be lost if       
      the site is redeveloped.  It is true that the garage provides        
      not only fuel sales but other vehicle related services such as       
      tyres, exhausts and MOTs, car wash and vehicle hire.  Structure      
      Plan policy CS3 seeks to ensure that there is a sustainable          



      balance of economic, commercial and housing development and          
      transport investment and to encourage local economic diversity.      
                                                                           
      However most of the facilities provided by the garage are            
      already provided elsewhere within North Weald or relatively          
      close, it is not therefore considered that on objection based        
      upon the residents of the village being disadvantaged by the         
      proposal or that the diversity of the local economy will be          
      significantly affected could be sustained.                           
                                                                           
      The site is not specifically identified within the Local Plan        
      as an Employment site, but retention of employment is an             
      important factor.  In this instance although jobs from the           
      garage will be lost, once the bedroom block is complete new          
      employment will be generated, though of a different kind.  The       
      addition of the hotel facility will aid the long term viability      
      of the public house and restaurant, and will add to the              
      potential custom of adjacent shops and services within North         
      Weald.  It is therefore considered that the loss of the              
      existing facility is not grounds for refusal of the                  
      application.                                                         
                                                                           
      Character and Amenity                                                
                                                                           
      The existing garage building and use, including signage and          
      relatively large numbers of parked cars on the frontage and          
      adjacent to Station Road is not an attractive feature in the         
      street scene.  Luckily it is to some extent visually separated       
      from the adjacent very attractive listed pub, albeit in a            
      rather clumsy manner with the use of conifer hedging.  The           
      proposed redevelopment offers an opportunity to improve the          
      visual amenity of the area and introduce additional landscaping      
      to improve the setting of the listed building.                       
                                                                           
      The proposed two storey block, following negotiation has been        
      simplified to remove originally suggested timber framing, that       
      would have jarred when viewed next to the real thing, and is an      
      unassuming brick and render building with a relatively low           
      ridgeline that will not be overly prominent in the street scene      
      and is appropriate to its location and proposed function.            
                                                                           
      The building is not close to any existing residential premises       
      and will not therefore physically have an adverse impact on          
      residential amenity.  The removal of the existing access             
      adjacent to the junction with Station Road, provides an              
      opportunity for additional landscaping on this corner that will      
      enhance the amenity of the area.                                     
                                                                           
      Concern has been raised by local residents that the proposed         
      use is likely to result in problems of noise and disturbance         
      late at night, perhaps being used by people with early flights       
      from Stansted Airport, and that 24 hour use, with additional         
      traffic and lighting, will be disruptive.  Clearly the use           
      could result in some late night traffic, although as it is only      
      providing 24 rooms, it is not likely that the number of              



      movements on any one night would be significant.  The site is        
      not located in a quiet rural area, but adjacent to a relatively      
      busy highway.  It is not considered that the use is likely to        
      result in significant harm to residential amenity.  Indeed the       
      existing mix of uses on the garage site must have considerably       
      more potential for disturbance to neighbours, and there are no       
      hours of use conditions in relation to that use.  Lighting at        
      the site can be controlled by condition.                             
                                                                           
      Parking and Highway Safety                                           
                                                                           
      The proposed use is likely to generate less traffic than the         
      existing garage use, and adequate parking for both the public        
      house and the additional hotel rooms can be provided within the      
      site.  The Highways Authority have raised no objection to the        
      amendments to the access and the closing of the second access        
      at the junction with Station Road.  Some additional detail           
      regarding turning areas for delivery vehicles, internal sight        
      lines and provision of covered cycle parking, needs to be            
      provided but it is considered that this can be adequately            
      covered by condition.  The proposal provides the opportunity to      
      require the applicants to upgrade the adjacent bus stops and         
      provide suitable dropped kerbs at the new access and these can       
      be the subject of a legal agreement.                                 
                                                                           
      Other Issues                                                         
                                                                           
      Flooding.  The site is within the indicative flood plain, but        
      Land Drainage officers are satisfied that this can be dealt          
      with by condition, if the committee is minded to approve the         
      application, by requiring a flood risk assessment to be              
      submitted and measures to prevent increased run-off to be            
      secured.                                                             
                                                                           
      Contaminated Land.  Due to the current and past garage use of        
      the site, the land may be contaminated and a condition               
      requiring a full investigation prior to development and any          
      necessary decontamination work is proposed.                          
                                                                           
      Disposal of foul and surface water.  Thames Water have               
      indicated that they do not know whether the local sewers have        
      sufficient capacity to dispose of foul and surface water from        
      this development, they state that if investigations find that        
      there is insufficient capacity, Thames Water will provide the        
      additional capacity as soon as practicable.  To ensure that          
      there is sufficient lead in time to provide such additional          
      services, conditions are suggested.                                  
                                                                           
      Conclusion:                                                          
                                                                           
      It is considered that the proposed development is appropriate        
      to this location and will keep the site within an employment         
      generating use.  The proposed new building will not harm the         
      setting of the listed building and the scheme removes buildings      
      and uses that are harmful to the street scene, and provides an       



      opportunity for improved landscaping that will enhance the           
      area.  The proposal is considered to be in accordance with the       
      adopted policies of the Local Plan and is recommended                
      accordingly.                                                         
                                                                           

       SUMMARY OF REPRESENTATIONS: 
      PARISH COUNCIL - Objection.  The proposed development is             
      inappropriate.  A motel facility and associated car parking          
      would create noise and light nuisance to existing neighbouring       
      properties and additional highways impact.  This is due to the       
      extended hours of operation associated with a hotel compared to      
      the existing garage.  The proposed modern design of the hotel        
      would not suit the existing street scene.  Considerable care is      
      required to ensure that the value of the outlook and setting         
      around the Kings Head public house is recognised and preserved       
      or enhanced.  The loss of the garage facility would represent        
      the loss of an amenity and a local facility which acts as a          
      convenience store, petrol station, MOT testing station and           
      vehicle maintenance facility.  The loss of such services to the      
      community with replacement by a motel will result in a net loss      
      of amenity for the community and would de-skill employment           
      opportunities provided at the site.  The existing use should be      
      recognised and protected as defined by policy E6 in the Local        
      Plan.  Members were also concerned on the impact of the              
      proposed development on the operating and licensing hours of         
      the Kings Head public house.  With local residential properties      
      so close to the site, Members noted their objection                  
      to any significant extension to the opening hours due to the         
      impact on existing residents.  Members noted that the                
      application does not incorporate a flood risk assessment.  In        
      the absence of this assessment, members object to the proposals      
      due to the potential negative impact on the local flood              
      prevention scheme.                                                   
      3 STATION ROAD -  Object.  The village needs the comprehensive       
      garage service, not a motel.  Additional noise at all hours          
      from the motel will affect my quality of life.  It will do           
      nothing for the village.  The recent housing development in          
      Station Road has increased traffic flow to a dangerous level.        
      Dangerous to cross the road, this will make it worse.                
      THE COUNCIL FOR THE PROTECTION OF RURAL ENGLAND - Objection.         
      The elevational treatment is totally out of keeping with the         
      adjacent street scene.  The car park to the rear would result        
      in the loss of open land within the green belt.  75 spaces           
      seems excessive for a 24 bed hotel.  Loss of the only garage in      
      the village would have serious implications for villagers.           
      Concern over increased congestion at already busy location.          
      3 CHURCH LANE  Object, the proposed hotel will overlook my           
      property.  Existing flooding problems will be exacerbated.           
      61 GARNON MEAD - Object.  Single storey development was              
      refused in the past, but that on the current car park would be       
      preferable to the use of the garage site.  Loss of a village         
      amenity.  Increase in flood risk.                                    
      1 HIGH ROAD - Object overdevelopment.  We need a garage in the       



      village, not just to sell petrol but to do repairs.                  
      KINGS HEAD GARAGE - Object.  Two other garages with workshop         
      facilities and MOT testing, have recently closed down, leaving       
      this garage as the only one in the village, catering for a           
      large majority of local customers and employing 8 full time          
      staff, with no alternative premises to move to in the area.          
      Proposal should be considered contrary to STC10, as it is an         
      essential local service.  Longer hours and enhanced lighting         
      associated with hotel use will be detrimental to local               
      residents.                                                           
      16 DUKES CLOSE - No Objection.  This proposal is more agreeable      
      than the proposed residential development.                           
      17 DUKES CLOSE - Object, inappropriate, the facility is not          
      needed, not in keeping with the area or the listed building,         
      likely to generate noise and light pollution outside the             
      existing reasonable opening hours.                                   
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      APPLICATION No: EPF/1996/04                             Report Item No: 18     

      SITE ADDRESS:                                                       PARISH:  North Weald                             
      NORTH WEALD GOLF CLUB, RAYLEY LANE, NORTH WEALD                
                                                                     
      APPLICANT:  North Weald Golf Club

       DESCRIPTION OF PROPOSAL: 
      Construction of additional golf course landscaping and         
      formation of temporary accesses and haul roads to facilitate   
      the works.                                                     

       RECOMMENDED DECISION: Grant Permission                      

      1.   To be commenced within 5 years.         

      2.   The development shall be carried out in accordance with the amended
           plans received on 18 February 2005 unless otherwise agreed in writing    
           with the Local Planning Authority.                                       
                                                                                    

      3.   No development shall take place, including site clearance or other
           preparatory work, until all details relevant to the implementation of    
           hard and soft landscape works and tree planting, hereafter called the    
           Landscape Method Statement, have been submitted to the Local Planning    
           Authority, and the development shall not commence until the Landscape    
           Method Statement has been approved by the Local Planning Authority in    
           writing.  All landscape works shall be undertaken in accordance with the 
           approved details, unless the Local Planning Authority has given its      
           prior written consent to any variation.                                  
                                                                                    
           The details of the Landscape Method Statement shall include soil handlin;
           the sequence of operations for impaction and spreading of materials, and 
           any ancillary operations; designated storage and handling zones and      
           details of site supervision and liaison with the Local Planning          
           Authority.                                                               
                                                                                    
           The Landscape Method Statement shall also include details of soft        
           landscape proposals including as appropriate, protection of the planting 
           areas, where appropriate by fencing, during construction; preparation of 
           the whole planting environment, particularly to provide adequate         
           drainage; and the provision which is to be made for weed control, plant  
           handling and protection, watering, mulching and the staking, tying and   
           protection of trees.  The Landscape Method Statement shall also normally 
           include provision for maintenance for the period of establishment,       
           including weeding watering and formative pruning and the removal of      
           stakes and ties.  Provision shall be made for replacement of any plant,  
           including replacements, that are removed, uprooted or which die or fail  



           to thrive, for a period of five years from their planting, in the first  
           available season and at the same place, with an equivalent plant, unless 
           the Local Planning Authority has given its prior written consent to any  
           variation.                                                               
                                                                                    
           All hard and soft landscape works shall be completed prior to the        
           occupation or use of any part of the development, unless the Local       
           Planning Authority has given its prior written consent to a programme of 
           implementation.  The hard and soft landscape works, including tree       
           planting, shall be carried out strictly in accordance with any approved  
           timetable.                                                               
                                                                                    
           The Landscape Method Statement shall state the provision which is to be  
           made for supervision of the full programme of works, including site      
           preparation, planting, subsequent management and replacement of failed   
           plants.                                                                  
                                                                                    

      4.   The development shall not be commenced until details of the following
           have been submitted to and approved in writing by the Local Planning     
           Authority:                                                               
                                                                                    
                1)  The location and function of any processing areas, associated   
                      plant and buildings.                                               
                2)  The description, volume and source of all materials to be       
                      imported to the site.                                                  
                3)  Copies of any necessary consents or certificates of exemption   
                      issued by the Environment Agency and Essex County Council          
                4)  Where waste materials are proposed to be imported, details of   
                      their origin and the proposed methods to check for toxicity and    
                      arrangements for notifying the Local Planning Authority of the      
                      results of checks for toxicity.                                      
                5)  The nature and total volume of any waste material anticipated to
                      be produced from the implementation of the development together  
                      with details of whether it will be reused on site or re-exported  
                      and if it is to be exported, the destination of the material.      
                6)  A method statement of soil handling, to include separation of   
                      topsoil and sub soil, the location and total heights of            
                      temporary mounds, depth of replacement topsoil and sub soil and          
                      their sources and specification.                                         
                7)  The number and capacity of loaded vehicles likely to enter or   
                      leave the site daily.                                              
                8)  The estimated duration of implementation works.                 
                9)  A traffic management plan for construction vehicles throughout  
                      the period of implementation works together with details of       
                      enforcement arrangements.                                              
                10) Details of the proposed method to suppress dust from the site   
                      throughout the period of implementation works.                       
                11) Details of the methodology for preventing surface water on the  
                       site draining onto adjoining land.                                
                12) Measures to protect the safe use or rights of way on the land   
                       during and after the implementation of works.                      
                                                                                    
           The development shall be carried out in accordance with the approved     
           details unless the Local Planning Authority gives written consent to any 



           variation.                                                               

                                                                                    
      5.   No implementation works shall be carried out outside the following times:
           8.00 am to 5.00 pm Monday to Friday.                                     
                                                                                    
.  
      6.   There shall be no movements of heavy goods vehicles or tipper lorries
           within the site or to and from it outside the following times:           
                                                                                    
           8.00 am to 5.00 pm Monday to Friday.                                     
                                                                                    

      7.   Wheel washing equipment to be installed.

      Description of Proposal:                                             
                                                                           
      This application is for the construction of additional               
      landscaping involving alterations to the contours of various         
      parts of the golf course and the construction of a temporary         
      access and haul roads to facilitate the works.  Additional           
      drainage facilities required in connection with the works            
      would also be constructed.                                           
                                                                           
      The detail of the permanent works is as follows:                     
                                                                           
      1. West of hole 1 adjacent to Rayley Lane a U shaped mound           
      between 1m and 2m above existing land levels would be                
      constructed around the practice area.                                
      2. Between the driving range and hole 1 an existing steep drop       
      would be reformed to more gently link to the mounding around         
      the practice area.                                                   
      3. Immediately east of hole 1, two existing mounds would be          
      linked.                                                              
      4. East of the fairway for hole 18 adjacent to a watercourse,        
      Cripsey Brook, and Bridleway 19 that bisect the site on a            
      north-south axis a mound 400m in length varying in height            
      between 1m and 2 m above existing land levels would be               
      constructed.                                                         
      5. Between the fairway for hole 16 and the eastern site              
      boundary mounding generally 1m but in places up to 2m higher         
      than existing land levels would be constructed over a distance       
      of 360m.                                                             
      6. In a dip in the existing ground between the north side of         
      the embankment supporting the A414 as it crosses the site and        
      the tee for hole 5 mounding between 0.5 and 3m higher than           
      existing land levels would be constructed for a distance of          
      180m.  Trees would be planted on top of this area of mounding.       
      7. On land between the fairways for holes 6 and 12 land would        
      be excavated to a depth of between 1m and 2m along a 450m            
      length.                                                              
                                                                           
      Temporary haul roads, 5m wide, would be constructed from the         



      existing access to the golf course off Rayley Lane.  One haul        
      road leading to the proposed works around the practice area          
      only would be constructed off the roundabout at the junction         
      of Rayley Lane, Merlin Way and Vicarage Lane.  The haul roads        
      would be reinstated as grassed areas forming part of the golf        
      course on the completion of the permanent works.                     
                                                                           
                                                                           
      Description of Site:                                                 
                                                                           
      The application site is situated to the north of North Weald,        
      east of Rayley Lane and north of the A414.  It is situated           
      within the Metropolitan Green Belt and partially the curtilage       
      of Little Weald Hall, a Grade II listed building that does not       
      form part of the site.  The application site comprises an            
      existing golf course bisected east-west by Footpath 31 and by        
      the A414 which is in part constructed on an embankment.  It is       
      bisected north-south by Cripsey Brook and Bridleway 19.  Land        
      falls to Cripsey Brook and in part towards the A414.  On the         
      part of the site north of the A414 the site in part falls away       
      to the north.                                                        
                                                                           
                                                                           
      Relevant History:                                                    
                                                                           
      EPF/1744/89 - Use of land and buildings as golf course -             
      Approved 05.03.90                                                    
      EPF/370/90 - Implementation of consent EPF/1744/89 without           
      complying with condition No. 6 - Approved 24.08.90                   
      EPF/1229/93 - Erection of golf clubhouse - Approved 18.07.94         
      EPF/25/96 - Use of farm building as golf facilities building -       
      Approved 01.04.96                                                    
                                                                           
                                                                           
      Policies Applied:                                                    
                                                                           
      Structure Plan:                                                      
                                                                           
      CS2 - Protecting the natural and built environment                   
      CS4 - Sustainable new development                                    
      C2 - Development within the Metropolitan Green Belt                  
      HC3 - Protection of listed buildings                                 
      LRT3 - Formal Countryside Recreation Facilities                      
      T7 - Road Hierarchy                                                  
                                                                           
      Local Plan:                                                          
                                                                           
      HC12 - Development affecting the setting of a listed building.       
      RST19 - Design, layout and landscaping of golf courses.              
      DBE9 - Impact of development on amenity                              
      L10 - Adequacy and retention of landscaping                          
      LL2 - Impact of development on the character of the landscape        
      T17 - Highways: Criteria for assessing proposals                     
                                                                           
                                                                           



      Issues and Considerations:                                           
                                                                           
      The principle of landscape alterations in connection with the        
      lawful use of the site as a golf course is considered to be          
      acceptable.  The main issues to be considered in this case are       
      therefore the impact of the works on the setting of Little           
      Weald Hall, a Grade II listed building, their impact on the          
      landscape and recreational value of the land including existing      
      rights of way, their impact on the amenities enjoyed                 
      by the occupants of neighbouring properties and the impact of        
      construction activity on amenity and highway safety.                 
                                                                           
      Impact on Little Weald Hall                                          
                                                                           
      Since Little Weald Hall would not be seen in the context of the      
      proposed works and the curtilage of the building is enclosed         
      by mature trees the works would not affect its setting.              
                                                                           
      Impact on Landscape                                                  
                                                                           
      The details of the works have been the subject of negotiation        
      and are significantly different from the original proposals.         
      All of the mounding has been reduced in height with peaks in         
      particular removed whilst the proposed lowering of land              
      between the fairways for holes 6 and 12 replaces a proposal for      
      more extensive mounding in that location.  The lowering of land      
      in that area will allow for the material excavated to be used        
      for mounding elsewhere thereby limiting the amount of material       
      that would have to be imported into the site.  It would also         
      assist with drainage on the northeast part of the site although      
      it is pointed out that the proposal also requires land drainage      
      consent.                                                             
                                                                           
      The proposed mounding would generally have wide bases to             
      minimise the contrast with the existing landscape, which in          
      any event is not entirely natural since it has previously been       
      altered to create the golf course in the first place.  It is         
      not considered that the proposed works together with those           
      previously carried out would be harmful to the landscape of          
      the locality.  In addition to the proposed alterations to the        
      landform, the applicants have given a commitment to carry out        
      further landscaping.  This can be secured through the                
      imposition of suitable conditions on any consent granted.  The       
      applicants, who have been the owners of the golf course since        
      December 2003, have already carried out significant and              
      appropriate tree planting on parts of the golf course.               
                                                                           
      Impact on Recreational Paths                                         
                                                                           
      The works would not affect the route or amenity value of the         
      footpath and bridleway that crosses the site.  The mounding as       
      now proposed would not obstruct the views of horse riders            
      using the bridleway and although the views of walkers using it       
      would be in places partially restricted, such restriction would      
      not be sufficient to detract from the amenity value of the           



      bridleway to walkers.  Similarly, the mounding would not             
      significantly detract from the amenities of people using the         
      footpath.  In part the mounding would serve to more                  
      effectively contain balls within the fairways thereby reducing       
      the risk of stray balls hitting other players or members of the      
      public.  No amount of mounding can completely remove the risk        
      posed by stray balls and it is considered that higher mounding       
      would be undesirable in landscape terms.                             
                                                                           
      Impact of Construction Works                                         
                                                                           
      There is a need to verify that material imported to the site         
      is not contaminated as well as address other matters of detail       
      that the applicants have been unable to supply information on        
      since that information can only be provided by the contractor        
      carrying out the work.  It is therefore necessary to address         
      these matters through the imposition of appropriate conditions       
      on any consent granted.  The impact of the proposals on the          
      amenities enjoyed by the occupants of neighbouring properties        
      would be primarily due to dust and noise created by the              
      construction works.  These matters can be satisfactorily             
      addressed through the imposition of appropriate conditions.  It      
      should be noted that most of the construction traffic would          
      enter and leave the site through the existing site entrance          
      that is not near residential properties.  The remaining traffic      
      would also enter the site off the roundabout junction of Rayley      
      Lane, Merlin Way and Vicarage Lane, which is also remote from        
      residential properties. Previous proposals for construction          
      traffic to also enter the site from Church Lane have been            
      deleted.                                                             
                                                                           
      Essex County Council Highway Engineers have indicated the            
      temporary access proposals are acceptable in highway safety          
      terms subject to traffic not using Vicarage Lane and only            
      accessing the site via the A414.  This matter can be                 
      satisfactory addressed through the use of a condition                
      requiring the development to be carried out in accordance with       
      a traffic management plan to be submitted and approved by the        
      Local Planning Authority.  This can also address the matter of       
      potential conflict with weekend traffic at North Weald               
      Airfield.                                                            
                                                                           
      Conclusion                                                           
                                                                           
      The proposed works would not affect the setting of Little            
      Weald Hall; not have any adverse impact on amenity and be            
      acceptable in landscape terms.  Accordingly, it complies with        
      adopted planning policy and planning permission may be               
      granted.                                                             
                                                                           
                                                                           
                                                                           
                                                                           
                                                                           



       SUMMARY OF REPRESENTATIONS: 
      PARISH COUNCIL - "Members considered the revised application in      
      respect of the proposed ground works.  Whilst in principal           
      Members were not opposed to the concept of further landscaping       
      to bring about improvement to the facilities, Councillors            
      remained concerned that the proposal failed to provide adequate       
      information to fully assess the proposed works and their impact      
      on the area.  The applicant had not completed the recently           
      introduced planning questionnaire for developments involving         
      major landscaping and soil importation.  Members were also           
      concerned over the impact of the proposals on local drainage,        
      noting the proximity of the Councils cemetery."                      
      NORTH WEALD BASSETT & DISTRICT RURAL PRESERVATION SOCIETY -          
      Objection raised to the temporary access off Church Lane.            
      Objection also raised to the permanent works on the grounds          
      that those east of the 16th fairway would block views of the         
      surrounding countryside while concerns expressed that those to       
      the east of the 18th fairway should not obstruct views of            
      golfers on safety grounds.                                           
      RAMBLERS ASSOCIATION - WEST ESSEX GROUP - In addition to             
      repeating the objection/concerns of the Rural Preservation           
      Society objection is also raised in principal if the proposals       
      would involve the importation of waste material onto the land.       
      If this proposal is approved it would encourage other golf           
      courses to import waste material under the guise of                  
      landscaping.  Concern is expressed about drainage implications       
      of the works.                                                        
      COUNCIL FOR THE PROTECTION OF RURAL ESSEX - Objection raised on      
      the grounds of harm to visual amenity, damage to the landscape       
      caused by the haul roads and the potential damage to existing        
      water features.                                                      
      NORTH WEALD AIRFIELD - Concern about the potential conflict          
      between construction traffic and traffic generated by                
      activities on the Airfield at weekends between March and             
      October.  Concern is also expressed about the potential danger       
      from mud dropped onto the road by construction vehicles.             
      NEIGHBOURS - No response received.                                   




