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Report Item No: 
 

APPLICATION No: EPF/1533/20 
 

SITE ADDRESS: Former Duke Of Wellington 
Wellington Hill 
Loughton 
IG10 4AH 
 

PARISH: Waltham Abbey 
 

WARD: Waltham Abbey High Beach 
 

APPLICANT: Mr David Bales 
 

DESCRIPTION OF 
PROPOSAL: 

Proposed demolition of existing buildings & construction of x2 no. 
apartment blocks, consisting of 8 flats , provision of ancillary car & 
cycle parking, electric vehicle charging points, amenity space, 
landscaping & boundary treatment.  
 

RECOMMENDED 
DECISION: 

Grant Permission (Subject to Legal Agreement) 
 

 
Click on the link below to view related plans and documents for this case: 
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=639473 
 

 
CONDITIONS  
 

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

2 No construction works above ground level shall have taken place until documentary 
and photographic details of the types and colours of the external finishes have been 
submitted to and approved by the Local Planning Authority, in writing, prior to the 
commencement of the development. The development shall be implemented in 
accordance with such approved details. 
 

3 If any tree, shrub or hedge shown to be retained in the submitted Arboricultural 
reports is removed, uprooted or destroyed, dies, or becomes severely damaged or 
diseased during development activities or within 3 years of the completion of the 
development, another tree, shrub or hedge of the same size and species shall be 
planted within 3 months at the same place, unless the Local Planning Authority 
gives its written consent to any variation. If within a period of five years from the date 
of planting any replacement tree, shrub or hedge is removed, uprooted or destroyed, 
or dies or becomes seriously damaged or defective another tree, shrub or hedge of 
the same species and size as that originally planted shall, within 3 months, be 
planted at the same place. 
 

4 No development shall commence until an assessment of the risks posed by any 
contamination, carried out in accordance with British Standard BS 10175: 
Investigation of potentially contaminated sites - Code of Practice and the 
Environment Agency's Model Procedures for the Management of Land 
Contamination (CLR 11) (or equivalent British Standard and Model Procedures if 
replaced), shall have been submitted to and approved in writing by the local 

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=639473
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planning authority. If any contamination is found, a report specifying the measures to 
be taken, including the timescale, to remediate the site to render it suitable for the 
approved development shall be submitted to and approved in writing by the local 
planning authority. The site shall be remediated in accordance with the approved 
measures and timescale and a verification report shall be submitted to and approved 
in writing by the local planning authority. If, during the course of development, any 
contamination is found which has not been previously identified, work shall be 
suspended and additional measures for its remediation shall be submitted to and 
approved in writing by the local planning authority. The remediation of the site shall 
incorporate the approved additional measures and a verification report for all the 
remediation works shall be submitted to the local planning authority within 21 days 
of the report being completed and approved in writing by the local planning authority.  
 

5 Following completion of the measures identified in the approved remediation 
scheme, and prior to the first use or occupation of the development, a verification 
report that demonstrates the effectiveness of the remediation carried out must be 
produced together with any necessary monitoring and maintenance programme and 
copies of any waste transfer notes relating to exported and imported soils shall be 
submitted to the Local Planning Authority for approval. The approved monitoring and 
maintenance programme shall be implemented.   
 

6 In the event that any evidence of potential contamination is found at any time when 
carrying out the approved development that was not previously identified in the 
Phase 2 report, work shall be suspended and additional measures for its 
remediation shall be submitted to and approved in writing by the local planning 
authority. The remediation of the site shall incorporate the approved additional 
measures and a verification report for all the remediation works shall be submitted to 
the local planning authority within 21 days of the report being completed and 
approved in writing by the local planning authority.  
 

7 The development must be carried out in accordance with the Drainage Strategy 
(Surface Water Drainage Strategy, July 2020, Ref SuDs-2637-2020, Rev B) 
submitted with the application unless otherwise agreed in writing with the Local 
Planning Authority.  
 

8 No development shall take place until wheel washing or other cleaning facilities for 
vehicles leaving the site during construction works have been installed in 
accordance with details which shall be submitted to and agreed in writing by the 
Local Planning Authority. The approved installed cleaning facilities shall be used to 
clean vehicles immediately before leaving the site. 
 

9 The access arrangements, including visibility splays, vehicle parking and turning 
areas as indicated on the approved plans shall be provided and retained as such in 
perpetuity for their intended purpose. 
 

10 No unbound material shall be used in the surface treatment of the vehicular access 
within 6 metres of the highway boundary. 
 

11 Any gates provided at the vehicular access shall be inward opening only and shall 
be set back a minimum of 6 metres from the back edge of the carriageway. 
 

12 Before any preparatory demolition or construction works commence on site, full 
ecological surveys, and where necessary a mitigation strategy, for the site shall be 
submitted to the Local Planning Authority for agreement in writing with a working 
methodology for site clearance and construction work to minimise impact on any 



protected species and nesting birds. Development shall be undertaken only in 
accordance with the agreed strategy and methodology. 
 

13 Prior to first occupation of the development, a scheme to enhance the ecological 
value of the site shall be submitted to and agreed in writing by the Local Planning 
Authority. The ecological value shall be quantified using the Biodiversity Impact 
Assessment Calculator (BIAC) where appropriate. The scheme shall be 
implemented in full prior to the occupation of the development hereby approved. 
 

14 The development hereby permitted will be completed and retained strictly in 
accordance with the approved drawings numbers:  
a) Drawing No. 2626.3 (Ground Floor Plan Block A) 
b) Drawing No. 2626.4 (First Floor Plan Block A) 
c) Drawing No. 2626.5 (Proposed Block A Front, Rear and Side  Elevations Plan) 
d) Drawing No. 2626.8 (Existing Plan including Key to Buildings )  
e) Drawing No. 2626/9 ( Former Public House  Building A ) 
f) Drawing No. 2626./10  (Existing Buildings B& D) 
g) Drawing No.2626/11 ( Existing Building C ) 
h) Drawing No. 26.26.2A ( Proposed Site wit  Railings  Added)  
i) Drawing No. 2626.1A (Proposed Site Plan with Frontage Treatment Amended)  
J) Drawing No. 2626.7A (Existing & Proposed  Street Scenes) 
k) Drawing No. (3926/1(Site Location Plan),Dated 20/05/2020. 
l) Drawing No.( Artwork Site Plan ) 
m) Drawing No. (Street  Scene From  Wellington Hill ) 
n) Drawing No. LP1 Rev 1 ( Proposed Landscape Plan Amended) Dated 
10/08/2020. 
o) Arboricultural Report and Tree Condition Survey for Proposed Development)  
p) Desk Study/Preliminary Risk Assessment Report Ref no. P2529J1853/JWT  
Dated 06/12/2019.  
q) Planning Statement  
r) Drawing No.2626.6 (Proposed Bike & Bin Stores) 
s) Transport Statement Letter Dated 15th July 2020. 
t)SuDS Statement Document Ref: SuDS-2637-2020 Revs:B- Final Dated 
12/06/2020.  
 

15 No development shall take place, including any works of demolition, until a 
Construction Method Statement has been submitted to, and approved in writing by, 
the Local Planning Authority. The approved Statement shall be adhered to 
throughout the construction period. The Statement shall provide for: 
 
1. The parking of vehicles of site operatives and visitors 
2. Loading and unloading of plant and materials 
3. Storage of plant and materials used in constructing the development 
4. The erection and maintenance of security hoarding including decorative displays 
and facilities for public viewing, where appropriate 
5. Measures to control the emission of dust and dirt during construction, including 
wheel washing. 
6. A scheme for recycling/disposing of waste resulting from demolition and 
construction works. 
7. Tree protection measures. 
 
 

 
 
 



And subject to the applicant first entering into a legal agreement under Section 106 to 
secure appropriate financial contributions for the management and monitoring of visitors 
to the Epping Forest Special Area of Conservation, within 2 months of the date of the 
decision or such longer period as may be agreed with officers. 
 
This application is before this Committee since it is for a type of development that cannot be 
determined by Officers if more than five objections are received (or in cases where less than 5 
were consulted, a majority of those consulted object) on grounds material to the planning merits of 
the proposal (Pursuant to The Constitution, Part 3: Scheme of Delegation to Officers from Full 
Council). 
 
Description of Site:  
 
The application site is located on the northern side of Wellington Hill and was formerly the Duke of 
Wellington Public House. The site is currently occupied by four main buildings, ancillary hard 
standings and landscaped areas.  
 
The site is not located within a Conservation Area and is not a Listed Building. The site is situated 
within a small enclave of houses along Wellington Hill that is surrounded by Epping Forest and is 
located within the designated Green Belt 
 
The 4 main buildings are: - 

 The former pub building itself, the ground floor of which is now in use as a Class A2 
financial and professional services offices and the first floor of which is in use as a 
residential flat. 

 The “White Barn”, immediately to the west of the pub building, in use as a single dwelling. 

 A guest accommodation block, behind the former pub and White Barn, containing six guest 
accommodation units, and with planning permission to convert to three dwellings. 

 Building in B1 office use (also to the rear of the former pub). 
 
The main part of the former pub building is a rectangular two storey building with a 
side hipped roof. At its western end is a two-storey extension with a similar, but 
subservient hipped roof. A single storey lean-to projects forward of the main building. 
The front edge of the lean-to immediately abuts a narrow brick-paved footway on the 
applicant’s land, but there is no separation between the footway and the metalled road. The 
building is of yellow stock bricks and white render with grey slate roofs and uPVC windows. 
 
The White Barn is a rectangular gabled cottage with its gable end facing the road.  
It is clad with horizontal white boarding, a grey slate roof and has white painted wooden window 
frames. 
 
The guest accommodation block is a larger rectangular building set at right angles to the White 
Barn and constructed of similar materials.  
 
The smaller B1 office building is of similar external appearance. 
 
To the east of the former pub building is the hard-surfaced former pub garden. 
Between the four buildings are further hard surfaced courtyards and access areas. 
To the west of the buildings is the site’s car park, serving all the site’s existing uses. 
 At the far northern end of the car park is a five-bar gate that leads into the site of  
a bungalow under construction.  To the rear northern side of the bungalow site is a paddock and a 
block of riding stables. To the west of the former pub’s car park are the car park and clubhouse of 
High Beech Golf Course. To the east is part of Epping Forest. To the south, opposite the site, and 



extending for about 500m to the east and west, is an enclave of development  consisting of about 
50 or so dwelling houses. 
 
Description of Proposal:  
 
The proposal seeks the demolition of all existing buildings & construction of x 2 no. apartment 
blocks - Block A with 4 Flats and Block B with 4 flats, consisting of 8 flats in total, with 2 x 1 - 
bedroom flats and 6 x 2 bedroomed flats. Provision would be made for car & cycle parking, electric 
vehicle charging points, amenity space, landscaping & boundary treatment. 
 
The existing trees and other vegetation which would be retained and protected where appropriate. 
 
The blocks would each measure a width of 14.6m and a depth of 11m with an eaves height of 4.5 
metres and the ridge height of 7.2metres and each of the residential units would benefit from a 
small front garden area. 
 
The proposed Car Park would have a surface of permeable paving blocks and would have 
seventeen car parking spaces. Sixteen of which would be in the area of the existing car park and 
would be rearranged and resurfaced as required. The provision on site of four double electric 
vehicle charging points are proposed. A visitor/disabled parking bay is proposed on the site 
frontage. 
 
The present vehicular access to the stables at the rear of the site would be closed off 
and a new grass surfaced track would be created across part of the former pub garden to the east 
of the proposed apartments. This would replace an existing gated access into the former pub 
garden. 
 
Relevant History:  
 
EPF/1534/19 - Change of use from A3 to A2. Deemed Permission Granted EPF/1337/19 -
Certificate of lawful development for proposed single storey extension. Lawful  
EPF/0043/18 - Change of use of the guest accommodation to three one-bedroom flats including 
minor external alterations to the building. Grant Permission (With Conditions) subject to legal 
agreement (e.g. s.106, unilateral undertaking)  
EPF/0408/17 - The erection of an extension to the existing stable on land at the rear to provide 
storage in connection with the equestrian use of the field - revision of planning permission 
EPF/2041/12. Granted with Conditions  
EPF/1154/12 - Erection of a storage barn. Refused Permission. 
EPF/2041/12 - Extension to existing stable to provide storage in connection with existing 
equestrian use of field. (Revised application).Grant Permission (With Conditions) 
EPF/0556/10 - Proposed erection of 6 bed guest accommodation. (Retrospective application) – 
approved/conditions  
EPF/0240/09 - Alterations and single storey side extension. (Revised application) – Granted 
Permission (With Conditions)  
 
Policies Applied: 
 
Epping Forest Local Plan (1998) and Alterations (2006): 
 
CP1 – Achieving Sustainable Development Objectives 
CP2 – Protecting the Quality of the Rural and Built Environment 
CP6 – Achieving sustainable urban development patterns 
GB2A – Development in the Green Belt 
GB8A – Change of use or adaptation of buildings 
GB9A – Residential conversions 



NC1 – SPAs, SACs and SSSIs 
DBE2 – Effect on Neighbouring Properties 
DBE8 – Private amenity space 
DBE9 – Loss of amenity 
H2A – Previously Developed Land  
ST1 – Location of Development 
ST2 – Accessibility of Development 
ST6 – Vehicle Parking 
 
National Planning Policy Framework (February 2019) 
The revised NPPF is a material consideration in determining planning applications. As with its 
predecessor, the presumption in favour of sustainable development remains at the heart of the 
NPPF.  Paragraph 11 of the NPPF provides that for determining planning applications this means 
either; 
 
(a) approving development proposals that accord with an up-to-date development plan without 

delay; or  
 
(b) where there are no relevant development plan policies, or the policies which are most 

important for determining the application are out-of-date, granting permission unless:  
 

 
i. the application of policies in the NPPF that protect areas or assets of particular 

importance provides a clear reason for refusing the development proposed; or  
 

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the NPPF taken as a whole  
 

The presumption in favour of sustainable development does not change the statutory status of the 
development plan as the starting point for decision making, but policies within the development 
plan need to be considered and applied in terms of their degree of consistency with the 
Framework. 
 
In addition to paragraph 11, the following paragraphs of the NPPF are considered to be of 
relevance to this application: 124, 127, 130, 131, 133-146 
 
Epping Forest Submission Version Local Plan (2017) (LPSV) 
 
Although the LPSV does not currently form part of the statutory development plan for the district, 
on 14 December 2017 the Council resolved that the LPSV be endorsed as a material 
consideration to be used in the determination of planning applications. 
 
Paragraph 48 of the NPPF provides that decision-takers may give weight to relevant policies in 
emerging plans according to: 
 

• The stage of preparation of the emerging plan (the more advanced the preparation, the 
greater the weight that may be given); 

  • The extent to which there are unresolved objections to relevant policies (the less    
  significant the unresolved objections, the greater the weight that may be given); and 
  • The degree of consistency of the relevant policies in the emerging plan to the policies in   
the NPPF (the closer the policies in the emerging plan to the policies in the NPPF, the greater 
the weight that may be given). 
 

The LPSV has been submitted for Independent Examination and hearing sessions were held on 
various dates from February 2019 to June 2019. On the 2nd August, the appointed inspector 



provided her interim advice to the Council covering the substantive matters raised at the hearing 
and the necessary actions required of the Council to enable her to address issues of soundness 
with the plan without prejudice to her final conclusions. 
 
The following policies in the LPSV are considered to be of relevance to the determination of this 
application, with the weight afforded in this particular case indicated: 

 
SP 1 – Presumption in Favour of Sustainable Development   significant 
E 4 – The Visitor Economy        significant 
T 1 – Sustainable Transport Choices      significant 
H 1 – Housing Mix and accommodation types     significant 
DM 1 – Habitat Protection and Improving Biodiversity    significant 
DM 2 – Epping Forest SAC and the Lee Valley SPA    significant 
DM 4 – Green Belt        significant 
DM 9 – High Quality Design       significant 
DM 10 – Housing Design and Quality      significant 
DM 22 – Air Quality         significant 
 
 
Consultation Carried Out and Summary of Representations Received: 
 
43 neighbours were consulted, and the following consultation responses were received: 
26 objections were received including some emails without addresses 
 
A Site Notice was put on the Site on 27 /07/2020 
 
The objections are summarised below:  
 
1 Beech Hill Gardens, 11 Beech Hill Gardens, 14 Beech Hill Gardens, Elm Lodge, The 
Risings, Monticello, Witts End,  
 
Flats are out of keeping and out of character in the Forest, the pub was deliberately run down by 
the owner, materials are out keeping, hedges should be native species, loss of community hub, 
will put strain on the existing infrastructure, more traffic, parking issues 
 
 CPRE Essex – OBJECT 

 inappropriate development within its setting adjacent to the ancient and protected 
woodlands of Epping Forest.  

 No special circumstances have been identified for this development with the Green Belt.  

 insufficient consideration of the harmful effects on the continued protection and well being 
of the SAC of Epping Forest.  

 no reference that a Demolition and Construction Method Statement has been submitted to 
and approved 

 proposal for two blocks of compact flats with minimal shared amenity space visual intrusion 
in this area and totally out of character. 

 There is only one allocated parking space for visitors which will create problems 

 the height of the proposed units is just below 8m it will be visible to visitors enjoying the 
views from High Beach and the Golf Course and well as neighbour’s opposite 

 the internal layout of these properties, lack of personal garden space, gloomy shared 
amenity space. 

 probability Great Crested Newts! Further active survey work should be commissioned to 
locate any specimens 

 No recommendation about appropriate lighting levels in this proposed development for 
Bats are especially sensitive to artificial light after dark. 



 
Open Space Department - City of London OBJECT: 

 As the development neighbours a SSSI  there is little doubt that this development would 
have an adverse effect upon the SSSI both individually and in combination with the recent 
development  

 Reliance of private vehicles   

 Parking provision 

 Recreational Impact  

 No Habitats Regulations Assessment (HRA) submitted with the plan. 
 

Epping Forest Forum OBJECT:  

 The nature of the road on which the development sits is a very tight lane on a steep hill 

 Epping Forest and EFDC have to work out how to reduce traffic into the SAC and not 
increase it which this development will do. 

 Sewerage overload into an aging exiting system is also a 
problem. 

 The development is not in keeping with the nature of surrounding buildings. These 
styles of developments are more fitting in more heavily urbanised areas where the 
visual impact would not be so dramatic and access by foot or cycling is achievable to 
mitigate traffic problems. 

 
WALTHAM ABBEY TOWN COUNCIL – OBJECT: 
The development is out of keeping with the surrounding area, it would have an adverse effect on 
the Green Belt and there are no special circumstances identified.  

 
Main Issues and Considerations:  
 
The principle of residential development on this previously developed site has already been 
established by the grant of permission for the conversion of the former Guest Accommodation to 3 
flats, the residential flat on the first floor of the former pub and the White Barn. 
 
The main issues for consideration are the impact on the Green Belt, housing need, flood risk, 
contamination, layout and design, highways and parking, neighbouring amenity, ecology & Epping 
Forest, and the Epping Forest Special Area of Conservation 
 
Green Belt. 
 
The site lies wholly within the Metropolitan Green Belt and the first assessment must be whether 
the proposed development is in accordance with Green Belt policy as set out within the NPPF 
2019 and the adopted Local Plan. The NPPF states that the Government attaches great 
importance to Green Belts. The fundamental aim of Green Belt Policy is to prevent urban sprawl 
by keeping land permanently open. Construction of new buildings is inappropriate in the Green 
Belt but the NPPF sets out some exceptions to this, these include  
 

 limited infilling or the partial or complete redevelopment of previously developed sites 
(brownfield land) whether redundant or in continuing use (excluding temporary buildings) 
which would not have a greater impact on the openness of the Green Belt and the 
purposes of including land within it than the existing development. 

 
The Council accepts that the whole of the area proposed for development is previously developed 
land. It is the former Duke of Wellington site occupied by four main buildings, ancillary hard 
standings and landscaped areas located on the northern side of Wellington Hill. The site is largely 
containing four main buildings, of significant size, which are used or were previously used for 
residential and commercial purposes. 



 
The application site has a long history of residential use on the northern side of Wellington Hill. 
The existing site consists of 5 dwellings. The proposal will be an increase from 5 to 8 dwellings 
(i.e. a net increase of just 3 units). 
 
The redevelopment of the site, including three extra residential units would not inappropriate 
development provided it would not have a greater impact on the openness of the Green Belt than 
the existing built development on the site.  
 
The assessment of the impact on openness is considered by examining the volume and spread of 
the existing and the proposed built development on the site. 
 
Footprint of Buildings: 
The footprint of the existing buildings is 359.5m², made up as follows:- 
• Former pub building – 161.4m² 
• White Barn – 41.8m² 
• Guest Accommodation – 86.1m² 
• B1 Office - 32m² 
• Extension (implemented but not yet completed) – 38.2m² 
 
The footprint of the proposed buildings is 344.6m², a decrease of 14.9m² 
 
Volume of Buildings 
The volume of the existing buildings at the site is 1,858m³, and the volume of the proposed 
buildings is 1,927m³, an increase of 69m³. However, this is considered a minimal increase in 
volume and one which would not harm the openness of the Green Belt as laid out below.  
 
Spread of Development 
The current buildings at the site are spread over a width of 32 metres and a depth of 23 metres. 
By comparison the proposed two residential buildings would be spread over a width of 30.5 
metres and a depth of 11 metres. This is a significant reduction in the depth of the of the 
development on the site, and this will therefore be less visually intrusive as compared to the 
existing built development and not will have any further detrimental impact on the openness of the 
Green Belt than that already caused by the current 4 buildings on the site.   
 
The highest part of the proposed buildings would be the same as the highest part of 
the existing buildings (approximately 7m). 
 
Furthermore, the existence of the 5 dwellings, A2, C1 and the B1 use, which have a greater 
volume than the current proposal, is taken into consideration of the appropriateness of the 
development in the Green Belt. It is considered that there will also be an improvement in the visual 
impact on the development on the site with the replacement of a number of different buildings 
being replaced with a well-designed and uniform scheme. 
 
The proposed development would also result in the area of hardstanding being reduced by 406m², 
which has a positive impact on the openness of the Green Belt 
 
Therefore, taking all these factors into account, it is considered that the proposed 
development would not have a greater impact on the openness of the Green Belt than the existing 
development and that it would be in accordance with LPSV policies SP6 and 
DM4(c) and Local Plan Alterations (2006) Policies GB2A and GB15A and paragraph 145 (d) and 
(g) of the NPPF 2019.  
 



This site is not an allocated housing site in the SVLP but the previous consent for 5 dwellings and 
the A2, C1 and B1 uses on the site have been taken into consideration in reaching the view that 
the site is suitable for the erection of 8 dwellings on this site.  
 
It is considered that there is no harm caused to the openness, character and appearance of the 
Green Belt in this location.  
 
Design, Character and Appearance: 
 
It considered that the proposed Design for this new redevelopment would be an improvement as 
compared with the existing development with its frontage abutting Wellington Hill.  The proposed 
development is of a high quality design which complies with para 127 of the NPPF as the 
proposed design and siting of the new development  would improve the character and appearance 
of the site and improve the way the site functions by,  eliminating the present conflict between the 
existing business and residential 
uses.  The proposed design is a better and good design replacing a haphazard arrangement of 
buildings with a more coherent design. The proposed development is  set back 5metres  from 
Wellington Hill, behind an open landscaped strip; replacing the existing residential units which 
have a sub optimal standard of amenity spaces with new dwellings with a higher standard of 
amenity space. The proposed design is providing better quality cycle parking provision; and 
providing landscaped communal amenity space. 
 
The proposed design incorporates a mix of smaller units and would help redress the local balance 
of housing currently dominated by large detached houses. The smaller flats will be more affordable 
for lower income workers to rent or buy than the existing larger detached houses in the area. 
  
The proposed design would create a safer and secured place by allowing for better informal 
supervision by residents than is possible at present. The proposed design will provide and improve 
the amenities of the future occupiers and encouraging improved access to the Forest and would 
promote health and well-being. 
 
The overall shape and style of the proposed buildings would reflect the appearance of the larger 
dwellings on the opposite side of Wellington Hill. It is considered that when viewed from the street 
the proposed design would appear similar to the built development on the other side of Wellington 
Hill in this area and are in keeping with the area.  
 
Visual Impact: 
 
In the present case the proposed two block buildings would be visible from Wellington Hill as 
would the existing buildings, but they would not be clearly visible from public Forest 
land to the north and east. Whilst the existing buildings have some attractive design 
features, the site has evolved by the adding of extensions and alterations to the original 
buildings in a piecemeal fashion, giving rise to a haphazard arrangement and in 
particular, a lean-to front extension abutting Wellington Hill which presents a hard built up 
frontage which is unsympathetic in appearance to the character of the area with impact on the 
street scene as compared to the proposed design with its 5 metres set back from the road.  
 
The design of the proposed buildings are considered a better quality design that includes the  
external materials and other details that reflects that of the existing former public house  building 
and would complement the other development in the locality. The 5 metres set back is with its area 
of grass, shrubs and hedging in front of it as compared to the existing hard built up frontage of the 
existing buildings is considered to be an improvement in this area. 
  



The proposed redevelopment of the site would significantly enhance the appearance of the site 
and provide a more open setting which would be appreciated from the viewpoints in Wellington 
Hill, where most people would be likely to observe the site.  
 
The proposed redevelopment of the site will bring improvements to the car park and the 
landscaping of its boundaries and those of the site generally. It is consider that the visual impact of 
the proposed development would be a significant improvement as compared to the existing and 
would help to reduce the site’s impact on the openness of the Green Belt. 
 
Housing 
 
The applicant has provided a Legal Opinion of whether this scheme should be regarded as a 
“windfall” site (i.e. a site which is not allocated for housing in the Local Plan but provides extra 
units which can go towards meeting housing targets). The Council is of the opinion that this matter 
would not affect the Officers recommendation and the opinion is noted.  
 
Private Amenity Space Area Provision  
 
There will be a Communal amenity space provided to the rear of the apartment blocks for future 
residents and further planting would be carried out in that area and along the site boundaries to 
provide screening and secure privacy for the future occupiers. It is considered that this is an 
improvement on the current development. 
 
Epping Forest Special Area of Conservation: 
 
The application site lies within the Epping Forest Special Area of Conservation (SAC).  As set out 
in Policy DM 2 and DM 22 of the emerging Local Plan, issues have been identified with respect to 
the effect of development on the integrity of the SAC as a result of increased visitor pressure 
arising from new residential development, from the effects of air quality, and as a result of an 
urbanisation effect. 
 
An interim strategy has been agreed with regards to visitor pressure. This concludes that a 
financial contribution of £352 per additional dwelling on sites within 0-3 km of the SAC will be 
required in order to mitigate any additional harm from visitor pressure. The applicant has 
confirmed willingness to enter into a legal agreement regarding this. 
 
The Council is currently developing with partners a strategy for the management and monitoring of 
air quality on the SAC. In this case it is an existing residential and commercial site which already 
accommodated vehicle movements. A Transport Assessment has been provided and the daily 
vehicle movements from 71 to 27 vehicle movements a day which is a welcome reduction and 
would result in a significant improvement in air quality. Therefore, this proposal would not require 
any further mitigation measures in respect of Air Quality issues.  
 
The final potential impact that must be assessed is with regards to any urbanisation effect given 
the proximity of the site to the SAC. A Preliminary Ecological Appraisal has been submitted which 
provides an extended Habitat Survey (and which also can be used to assess the impact on the 
Epping Forest SSSI). This appraisal assesses the impact of the scheme on both flora and fauna 
from the existing development and proposed scheme and concludes that there is not significant 
impact on the Forest from the new development and that some enhancements can introduced 
(such as the provision of bats boxes). It is considered that this assessment is accurate and there 
will be no harm to the SAC or the SSSI as a result.  
 
 
 
 



Transport & Sustainability   
 
The site is located 2.6 miles from Loughton Underground Station and 3.6 miles from 
Chingford Station. There are no shopping facilities within the vicinity although there are leisure 
facilities and a public house within walking distance. It is not on or adjacent to any bus route. It is 
therefore the case that most journey to and from the site will be via private motor vehicle, as is 
currently the case with the existing development and the adjacent housing.  
 
The applicant argues that there will be a reduction in vehicle movements from the site compared to 
its current uses and that an E-Bicycle would be provided free to each dwelling, electric charging 
points provided and footway improvements made to encourage the use of walking, cycling, and 
electric cars.   
 
It is accepted that this is not a particularly sustainable site. However, it is in an enclave of a good 
number of dwellings, it is an existing previously developed site and there will be a reduction in 
vehicle movements over the current permitted uses. The provision of electric charging points and 
electronic bicycles are positive measures (albeit it is considered the E Bikes are more likely to be 
used for leisure than commuting) and it is considered that, on balance that this is an acceptable 
scheme and one which meets the national and local policies aims.  
 
Asset of Community Value 
 
The Duke of Wellington Pub has not been a pub since before 19 May 2017. In 2017 the pub 
changed its use from class A4 to a restaurant falling within class A3. The Council confirmed in 
writing on 13 December 2017 that this change of use was allowed under permitted development 
rights ref EPF/1534/19. Furthermore, in May 2019 the Council accepted that the change of use of 
the restaurant to class A2 offices was also permitted development and that remains its current 
use. The proposed development will not entail the loss of a community facility.  
 
Marketing evidence has been provided to show that the site has been advertised as guest 
accommodation, yet no interest has been received. As such it is considered that sufficient 
evidence has been provided to justify the loss of the existing guest accommodation. 
 
Parking provision: 
 
Essex County Council has raised no objection to the parking provision subject to conditions. 
 
Impact on Neighbouring Amenity 
 
The proposed dwellings are all located sufficient distance from existing properties so as not to 
result in excessive loss of light or any significant loss of outlook. Immediately adjoining the site 
boundary is a small residential dwelling known as White Cottage (also in the ownership of the 
applicant). 
 
The proposed change of use from guest accommodation to residential accommodation would be 
beneficial to the living conditions of this neighbour since it would remove potential conflict due to 
noisy recreational accommodation on the site, particularly when the guest accommodation was 
associated with the adjacent public house. 
 
There will be some overlooking of the rear garden areas of properties but the distances to the 
private amenity areas are considered to be sufficient that there will not be a significantly harmful 
loss of privacy.  The proposal is considered to be acceptable in this respect.  
Each of the proposed flats would share the communal rear garden space to the rear of the site. 
Nonetheless, given the location of the site immediately adjacent to Epping Forest and the 



presence of a shared, gated front area of hardstanding, it is not considered that the proposal 
would cause any undue harm to the amenities of neighbouring occupants. 
 
Other considerations: 
 
Biodiversity: 
 
Although adjacent to an SSSI, this is already an developed site and the proposed development 
would have no further adverse effects, as assessed in the submitted Ecological Appraisal due to 
the proposed  conditions which will provide the relevant detailed design elements, such as lighting, 
to avoid any harm to wildlife. 
 
Contaminated Land 
 
The Contamination Officer has stated there is no record of contamination, however, recommends 
the use of standard conditions.  
 
Environmental Protection & Drainage  
 
No objection subject to appropriate conditions 
 
Waste: 
 
A shared refuse area is proposed towards the front of the site within the shared courtyard. 
Wastewater recycling measures would also be provided and can be conditioned. 
 
Conclusion: 
 
The redevelopment of this site is considered an acceptable scheme. The site is previously 
developed land and has 5 existing dwellings and an office use. The increase in 3 dwellings is not 
considered to cause any significant harm to the Green Belt, Epping Forest or neighbouring 
amenities. The scheme has a positive impact on the current built development of the site and will 
not have an adverse impact on Air Quality in the Epping Forest SAC. Whilst it is not a particularly 
sustainable site the reduction in vehicle movements and mitigation measures weighs in favour of 
the scheme. There will be no adverse impact on the adjacent Epping Forest SSSI.  
 
It is therefore recommended for approval subject to legal agreement under Section 106 Agreement 
and Planning Conditions.  
 
 

Should you wish to discuss the contents of this report item please use the following contact 
details by 2pm on the day of the meeting at the latest: 
 
Planning Application Case Officer: Francis Saayeng 
Direct Line Telephone Number: 01992 564161 

 
or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
 
 
 

 
 
 
 
 



 
 

 




