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POLICY P6: NORTH WEALD BASSETT (NWB)

General Matters

1.

Highways England has commented that the level of growth proposed here
is likely to have an impact upon Junction 7 of the M11. Is this proposed to
be mitigated by the provision of Junction 7a, or is something more
required?

Access and Highway Considerations

Highways England has commented that the District and County Councils have
successfully persuaded the DFT to switch funding from the scheme of improvements to
improve J7 of the M11, as set out in the Roads Investment Strategy, to help fund the
creation of a new junction J7a.

Highways England has confirmed they and the County Council are working on the
delivery of the new Junction 7a on the M11. The new junction is to be located to the
east of Harlow and to the north of the existing Junction 7.

The new Junction will provide a new access between Harlow and the M11. This will
help to alleviate traffic pressures at Junction 7 and along the A414, improving network
capacity in the area around North Weald Bassett and Thornwood.

There are several direct access points to and from the Ongar Park Estate site to the
High Road and the A414. There are no major constraints in this respect. Furthermore,
an existing access from the A414 could provide access to the site directly from the
A414 such that no construction traffic would need to pass through the village of North
Weald Bassett during the construction phase.

Is improved/increased public transport provision necessary to
accommodate the scale of development proposed here and in
Thornwood? Should Part F make reference to the need to deliver this type
of infrastructure? (NWB PC).

Access by Sustainable Travel Modes:

The Ongar Park Estate site has excellent access to existing public transport. A regular
bus service operates in the village approximately once every half hour from 6.00 am
until 8pm. The service has direct links to surrounding towns, including Epping and
Harlow. Epping Underground Station is on the Central Line tube service with a direct
link to Central London. There is also a direct rail service from Harlow to London
Liverpool Street Station.

The site is accessible by sustainable travel. There are a range of bus services that are
served from many bus stops that are a short walk from the site, providing direct links to
the town centre and the Railway Station. The site is also well connected to a network of
footways and signed cycle routes in residential areas that are relatively lightly
trafficked.

The site is located within a reasonable walking distance to all local services, amenities
and facilities, including close proximity to the primary school and local shops. The site
can be designed with legible and safe access and egress for pedestrians, cyclists as
well as vehicles, to ensure it would have a positive effect upon promoting sustainable
travel options, and ensuring that they are available to residents throughout the site.

It is therefore not anticipated that there would be any required improvements to public
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transport provision to support development at the site.

Site Specific Matters

3. Was the development of North Weald Golf Club on Rayley Lane

1.10

1.11

1.12

1.13

1.14

1.15

1.16

considered as an alternative to sites allocated within the Masterplan
Area? Why was it rejected? Why is site R3, about which there are many
objections in the representations, considered preferable?

It is unclear why this site is being considered as a reasonable alternative when sites
which were part of the Allies and Morrison Master Plan have not been assessed as
reasonable alternatives. The Council advances the Allies and Morrison Master Plan
and its sequential approach (Policy SP 2) in the submission Plan but it has not applied
these tests objectively and consistently (or in the case of the Peer Group site at all) to
site allocations in North Weald Bassett This raises serious points regarding the site
selection process and its compliance with the NPPF and the Calverton judgment. The
detail of these concerns is set out in Appendix 1 of this response which contains a
letter on behalf of the objectors Peer Group by their solicitors Hogan Lovells
highlighting what they consider is a failing of the Local Plan process in terms of the
requirement to consider reasonable alternatives.

The North Weald Golf Club (SR-0179) was not identified or assessed in the Allies and
Morrison Master Plan Study 2014 or considered as a “reasonable alternative” to
development to R3 (SR-0153 A & B) or any other site in North Weald Bassett.

The Peer Group site (SR-0269A-N) was identified as a preferred location of growth in
the Allies and Morrison Master Plan (EB1003) and was clearly a “reasonable
alternative” to R3 (SR-0153 A & A). In options 1 (EB1003b Page 120) development is
proposed on part of SR-0269-N in advance of any development on R3 (SR-0153 A &
B).

In the Master Plan Study, (EB1003b Pages 121) Option 2 the development of the
whole of the Peer Group site (SR-0296-N) is proposed in advance of the complete
development of R3 (SR-0153 A & B).

It is only in Option 3 (EB1003b Page 125) that the whole of R3 (SR-0153 A & B) is
proposed for development in the Master Plan, but even then as a “third tier” site
allocation. The Master Plan clearly places the allocation of R3 (SR-0153 A & B)
sequentially after the complete development of the Peer Group site SR-02296-N. Any
reasonable, objective and consistent application of the Council’'s own sequential site
selection process would also place the Peer Group site at significant preference to R3
(SR-0153 A & B) and to a substantial number of other sites which have been allocated
in North Weald Bassett. We say this based on the Council's own methodology for site
allocations in North Weald Bassett.

Whilst North Weald Gold Course is not assessed by the Allies and Morrison Master
Plan Study 2014, it is assessed in the Arup Site Suitability Assessment at SR-0179 as
30.87 hectares for 926 dwellings. The land owned by Peer Group which is assessed
by Arup (but which has not been advanced for development as SR-0310 — 70.65
hectares for 2,077 dwellings) is also assessed by Arup and scores better than North
Weald Golf Course. However, the site actually being promoted by Peer Group is just
15 hectares for 285 new dwellings, which would score significantly better than North
Weald Golf Course and most of the sites which the Council proposes for allocation in
its submission Plan.

In terms of objections to the Master Plan Exhibition in June 2014, Allies and Morrison
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1.17

1.18

1.19

record that none of the 35 public responses who stated a preference supported an
option that included the complete development of R3. This was option 3 in both
scenario A or B (Question 4 EB1003B page 142). The Council has subsequently
informed Peer Group that these public responses have been lost or destroyed.

While the Allies and Morrison Master Plan initially identifies the North Weald Golf Club
(SR-0179) at EB1003B page 100, it was excluded from further consideration because
the site was identified as being less suitable for development for the following reason:

SR- 0179 and SR0467

These sites are not considered to be appropriate for new development as they are
located a considerable distance from existing development, so will not integrate
effectively with North Weald Bassett’s existing settlement form. The sites also sit to the
north-west of the settlement, towards Harlow and therefore may prompt concerns
regarding coalescence with the town.

While not identified as a preferred location for growth the North Weald Golf Club (SR-
0179) was subject to the 32 point assessment in EB805Fiii. The Peer Group land SR-
0310 for 2077 new homes (which has never been promoted for development by Peer
Group) was also subject to the 32 point assessment. The summary table below
compares the scores between the allocation R3, the Peer Group site which was
included in the original Master Plan (as SR-0296-N) and North Weald Golf Course (SR-
0179). As this assessment was not undertaken for SR-0296-N (being the site actually
promoted by Peer Group) the table below uses the assessment for the larger area
(SR-0310) but with the changes outlined under Matter 5 as a result of correction of
errors or a different assessment due to size of site.

This assessment does suggest that the Peer Group site SR-0296-N is the most
suitable site for allocation. Such a conclusion would be supported by the final chapters
of the Master Plan (EB1003B). The Peer Group site scores well in terms of the
previously developed element of the site and the fact that it is not classified as
agricultural land (it is in fact a golf course with imported fill) and certainly not high
quality agricultural land.

Matter 15 P6 PG SPRU-FINAL 24.04.19



Strategic Planning & Research Unit

Table 1.

Epping Forrest Local Plan Examination
Response to MIQ’s: Matter 15

Policy P6: North Weald Bassett (NWB)
On behalf of Peer Group Plc

Comparison of results of Site Suitability Assessment for Allocation

R3 to Peer Group site SR-0296 and North Weald Basset Golf Course

SR-0178
North
Weald
Peer Allocation | Allocation Basset
Group R3 R3 Golf
Site (SR0158 (SR0158 Course
Criteria SR0296N A) B) SR-0178

1.1 Impact on internationally protected sites 0 0 0 0
1.2 Impact on nationally protected sites 0 () 0 ()
1.3a Impact on ancient woodland 0 0 0 0
1.3b Impact on Ancient / Veteran Trees
outside of Ancient Woodland 0 () 0 0
1.4 Impact on Epping Forest Buffer 0 0 0 0
1.5 Impact on BAP priority Species or Habitats () 0 () 0
1.6 Impact on Local Wildlife Sites 0 0 0 0
1.7 Flood Risk L en | e [ o Q
1.8a Impact on Heritage assets 0 (+) 0 0
1.8b Impact on archaeology 0 0 0 0
1.9 Impact of air quality () () 0 ()
2.1 Level of harm to Green Belt () () (-) ()
3.1 Distance to the nearest rail/tube station () () (-) ()
3.2 Distance to nearest bus stop 0 0 (-) ()
3.3 Distance to employment locations (+) (+) (+) 0
3.4 Distance to local amenities 0 0 0 0
3.5 Distance to nearest infant/primary School 0 0 0 0
3.6 Distance to nearest secondary school () () () ()
3.7 Distance to nearest GP surgery 0 0 0 0
3.8 Access to Strategic Road Network
4.1 Brownfield and Greenfield Land 0
4.2 Impact on agricultural land (+)
4.3 Capacity to improve access to open
space () *) (*) 0
5.1 Landscape sensitivity () () () ()
5.2 Settlement character sensitivity 0 0 () )
6.1 Topography Constraints () () 0 ()
6.2a Distance to gas and oil pipelines 0 () 0 0
6.2b Distance to power lines 0 0 0 0
6.3 Impact on Tree Preservation order (TPO) 0 0 0 0
6.4 Access to site (+) (+) (+) (+)
6.5 Contamination Constraints () H () ()
6.6 Traffic Impact 0 0 0 0
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1.20

1.21

1.22

1.23

1.24

1.25

1.26

1.27

1.28

To briefly summarise the above table the actual site being promoted by Peer Group
scores two double positive impacts and is the only site not to score a double negative
impact and have just 8 negative impacts (and no double negatives) while the allocated
housing site Allocation R3 (SR0158 A) has just one double positive impact and 11
negatives including two double negative impacts. In the context of this assessment the
smaller site identified by the Master Plan and promoted by Peer Group scores better
than the allocated site.

Both Masterplan Areas: Should Part L(vi) require the conservation or
enhancement of the relevant heritage assets in order to accurately reflect
the requirements of legislation and national policy? Should a similar
criterion be added to Part O to ensure that the historic environment and
individual heritage assets are considered through the preparation of the
North Weald Airfield Masterplan? (Reps HE).

It is considered that the final approach to the development at NWB has underplayed
the impact on the listed and historic buildings and that there should be more of a
standoff in respect of the listed St Andrews Church and its setting to the new
development being proposed. The church lies to the north of the allocations but
provides a focus point in terms of the present views from the open countryside to the
south which is proposed to be developed.

Provision should be made within part O for a greater distance between the new
development and the church as this is a visually important feature in the landscape.

It should be noted that the Allies and Morrison Master Plan fully considered the
proximity of the Redoubt to the Peer Group site and Allies and Morrison proposed a
buffer zone in their Master Plan. That buffer zone has been fully respected by Peer
Group and adopted into the site being advanced by Peer Group. In addition, Peer
Group has submitted its own expert heritage assessment.

NW Airfield Masterplan Area: Please could the Council clarify the nature
of this area. What is the current nature/use of this extensive site? What is

proposed to be retained and what/where is new development proposed?
Is this clearly expressed on Map 5.12 which shows the majority of the
masterplan area as “white land”? Part O(iii) requires provision to be made
for c.10Ha of employment land whereas paragraph 5.96 refers to
40,000Ha. Which is correct?

It is noted that the policy requires conformity with the Master Plan for the airfield, and it
is noted that the submission Plan itself does not follow the earlier Master Plan for
development at NWB.

The submission Plan makes no reference to the airfield in its Transport objectives
(paragraphs 3.78 to 3.96 and Policy T1 and T2).

P6 North Weald Bassett N and O (i) — (iv) confirm the retention and expansion of
aviation uses at the airfield. Such uses require compliance with Public Safety Zones
and consideration of wider risk, nuisance and, in particular, noise.

It is also understood that the Police intend to relocate its helicopter operation to the
airfield at North Weald Bassett, which is likely to create in excess of 20,000 new
helicopter movements per annum, day and night, 24/7.

The submission Plan also recognises and promotes the expansion of aviation use and

7
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1.29

1.30

131

growth at the airfield, which is not taken into consideration by the Council in its
weighing of residential sites in close proximity to the airport. The Peer Group site,
whilst being fully integrated into the settlement pattern, is also the site which is furthest
from the airport.

NWB.R1 & NWB.T1: Is Map 5.12 accurate in showing the same site area
for these allocations? Similarly, does the map of the NWB Masterplan
Area in Appendix 6 require amendment because it presently does not
show a Traveller site allocation at all? Is clarification required about
where the Traveller site is expected to be provided? If it is expected to be
provided as part of NWB.R1 specifically, is this justified?

No comment

What effect would the development of the following sites have on the
purposes of the Green Belt: NWB.E3 & E4; and NWB.R1-R5 & T1? Would a
defensible boundary be achieved for NWB.R1?

According to the Epping Forrest District Green Belt Assessment Stage 2 (EB705B) the
release will have the following impacts identified in the table on the next page. Again,
this illustrates that on the Council’'s own evidence base that the Peer Group SR-0269-N
performs better than the proposed site allocations.

Applying the Council’s own scoring system in EB705B the northern part of the Peer
Group site is assessed as having the same impact as the main part of the allocation
NWB R3 and the southern part of the Peer Group site causes is the second least harm
to the Green Belt within that settlement.
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Table 2. Comparison of assessed green belt function from EB705B

Site to check the to prevent to assist in to preserve the

Reference in | unrestricted neighbouring safeguarding the setting and special | to assistin

Green Belt sprawl of large towns merging countryside from character of urban

Appraisal built-up areas into one another | encroachment historic towns; regeneration
NWB.E3 10.4 | No contribution Moderate No contribution Not Assessed
NWB E4; 10.3 | No contribution Moderate Relatively Strong No contribution Not Assessed
NWB.R3-R5 10.2 | No contribution Moderate Moderate No contribution Not Assessed
NWB.R1-R2 & T1 10.1 | No contribution No contribution Relatively Weak No contribution Not Assessed
Peer Group site
SR0269-N 11.1 | No contribution Weak Moderate No contribution Not Assessed

11.2 | No contribution Relatively Weak Relatively Strong No contribution Not Assessed

North Basset Golf
Course SR-0178 8.2 | No contribution Moderate Strong No contribution Not Assessed
Score Total
NWB.E3 10.4 0 3 4 0 0 7
NWB E4; 10.3 0 3 4 0 0 7
NWB.R3-R5 10.2 0 3 3 0 0 6
NWB.R1-R2 & T1 10.1 0 0 2 0 0 2

Peer Group site
SR0269-N (Master
plan site 1C) 11.1 0 1 3 0 0 4

Peer Group site
SR0269-N (Master

plan site 2D) 11.2 0 2 4 0 0 6

North Weald Golf

Course 8.2 0 3 5 0 0 8
9
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1.34

1.35

It is recognised that these assessments can have a degree of subjectively to them,
hence it is useful to compare sites within the same assessment. On this basis it
remains unclear why the final SA & Site Selection Assessments excluded the Peer
Group site SR-269-N but includes the poorer performing North Weald Golf Course (SR-
0178).

It should be noted that the Epping Forest District Green Belt Assessment: Stage 2
(EB705B) undertakes sensitivity testing of the findings (paragraph 4.10 and Figure 4.6).
This approach considers the potential level of harm to the Green Belt associated with
release of each parcel, taking account of Green Belt purposes 1, 2, and 4 (i.e.
excluding purpose 3, namely ‘to assist in safeguarding the countryside from
encroachment’).

The Assessment goes on to state (paragraph 4.17) that this analysis provides a more
nuanced picture of how Green Belt performs across the District and may provide the
Council with a better tool and evidence base upon which to make decisions about the
performance of Green Belt across the District and those locations where Green Belt
release may be more appropriate.

As the table below shows the impact of releasing NWB.R1-R2 & T1 from the Green
Belt is very low but the next area with the lowest harm would be the Peer Group site
SR0269-N. This further supported because the Council's proposed allocations score
less favourably than the Peer Group site notably on purpose 2 of the green belt to
prevent neighbouring towns merging into one another.

Table 3. Comparison of assessed green belt function from EB705B

into one another
TO PTESErVE INe

special character
of historic towns;

Site Reference in
setting and

Green Belt

Appraisal
sprawl of large

TO CNECK NE
unrestricted

built-up areas
Score without

neighbouring
towns merging
regeneration
purpose 3

TO prevent
To assist in urban

NWB.E3 10.4

NWB E4, 10.3

NWB.R3-R5 10.2

NWB.R1-R2 & T1 10.1

o |O |O |o
O |Ww|w|w
o |O |O |o
o |O |O |o
O W w|w

Peer Group site
SR0269-N (Master plan
site 1C) 11.1 0 1 0 0 1

Peer Group site
SR0269-N (Master plan
site 2D) 11.2 0 2 0 0 2

North Weald Golf Course 8.2 0 3 0 0 3

1.36

1.37

It should be noted that an independent assessment of the two parcels that make up
SR-0289-N was undertaken by Liz Lake Associates (Peer Group Reg 19 submission
appendix 5 pages 26 to 30) and this scored the impact and harm on the Green Belt
even lower than in the table above.

It is reasonable for the objectors (in this case the Peer Group) and other interested
parties to expect the Secretary of State (through PINS) to require Council's to be
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1.39

1.40

141

1.42

1.43

consistent in the application of their site selection criteria such that interested parties
can have confidence in the site allocation process. In terms of the Green Belt the
Calverton Judgement is clear regarding the process that should be followed. This is set
out in paragraph 51 of the judgement which states after the planning judgments
involved in the ascertainment of exceptional circumstances in the context of both
national policy and the positive obligation located in section 39(2) should, at least
ideally, identify and then grapple with the following matters:

a. the acuteness/intensity of the objectively assessed need (matters of degree
may be important);

b. the inherent constraints on supply/availability of land prima facie suitable for
sustainable development;

c. (on the facts of this case) the consequent difficulties in achieving sustainable
development without impinging on the Green Belt;

d. the nature and extent of the harm to this Green Belt (or those parts of it which
would be lost if the boundaries were reviewed); and

e. the extent to which the consequent impacts on the purposes of the Green Belt
may be ameliorated or reduced to the lowest reasonably practicable extent.

The reference to “this” Green Belt (in (d) above) requires the Council to consider all
allocated sites against their reasonable alternatives at a sufficient level of granularity in
order to compare the nature and extent of harm. Against the Council’'s own assessment
of impact and harm the consequential impacts of Green Belt release could be reduced
further by the release of the Peer Group site south of North Weald Bassett when
compared to higher scoring allocations and as such should be the preferred approach
in accordance to part (d) and (e) above.

This imposes an obligation on the Inspector to properly consider those omission sites
which have been identified by the Allies and Morrison Master Plan, and which score (or
would have scored well under the Council's own sequential test) that are plainly
reasonable alternatives in the SA.

It is further noted that in the C K Properties Judgment (EB127) the judge noted that the
omission site in which the Claimant had an interest had been rejected for reasons set
out albeit briefly in the report. It has been established however that this is not the case
for our client's site which was not subject to any such appraisal (EVB127 paragraph
80).

The submitted Plan and its supporting documentation remains unsound because the
procedure for site selection is not clearly evidenced, the council have not followed the
Allies and Morrison Master Plan or the sequential test as set out in the submitted plan
and the proposed deletion of this sequential test approach from the Plan does not
overcome the issue that it has not been followed and that there remain at the heart of
the Plan a lack of clear evidence justifying the final site selections. These shortcomings
render the allocations in the submitted Plan as being incapable of objective comparison
across the District or against reasonable alternatives.

The discounting of reasonable alternatives on the basis of an assessment of much
larger but poorly defined “strategic” areas of land, which do not share the same
characteristics, is contrary to the SA regulations and not consistent with the NPPF
2012 (paragraph 182).

Finally, the council’'s approach to site selection is at considerable variance with that

being undertaken at Welwyn and Hatfield were that Council (at the request of the
11
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inspector) has undertaken a further detailed assessment of all potential Green Belt
sites (including omission sites). This is being undertaken at the site-by-site level (in
accordance with the approach in Calverton) and is not limited to predetermined areas
of search by excluding “less strategically preferred” locations.
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APPENDIX 1: LETTER FROM HOGAN LOVELLS
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Hogan Lovells International LLP
HOgaH The Colmore Building

20 Colmore Circus
LOVG]].S Birmingham B4 6AT

T +44 20 7296 2000
F +44 207296 2001
www.hoganlovells.com

14 March 2019

By email Our ref C2/GALLIMOM//9190790
Matter ref 1P2714/000017

Ms Louise Phillips MA MSc MRTPI
c/o Louise St John Howe
Programme Officer

P O Services

P O Box 10965

Sudbury

Suffolk, CO10 3BF

Dear Ms Phillips
PEeR GRoOuP PLC-LAND AT NORTH WEALD BASSETT

We are instructed by Peer Group plc in respect of its land in North Weald Bassett (NWB) which it
has advanced for allocation through the EFDC Local Plan process.

This letter concerns Matter 5 (Site Selection Methodology) and Matter 15 (Policy P6), North
Weald Bassett.

With regard to Matter 5 Issue 1 (b), you have asked “How was the Site Selection Methodology
(SSM) utilised in the Site Selection Report 2018 (EB805) established and is it robust”? Our
client's land has not been assessed in the Site Selection Report 2018 and, for the reasons
expanded below, the Site Selection Methodology is fundamentally flawed.

As a starting point, we have attached a copy of the 15 hectare (38 acre) site which has been
consistently and clearly advanced by Peer Group to the Council in the period from June 2014
forward. That site is immediately adjacent to the settlement edge and would accommodate
approximately 285 new homes.

The Peer Group site was identified in the Allies and Morrison Master Plan Study (the A&M Study)
as sites 1C and 2D (EB1003B — pages 120 — 121 and 135). We attach an extract of the A&M
Study, which confirms that Allies and Morrison considered

(1) those sites in NWB that would best deliver up to 458 new homes -
coloured red

(ii) which additional sites would best deliver up to 1,021 new homes -
coloured orange and

(iii) which further, but less suitable sites, would be required to deliver up to
1,540 new homes - coloured yellow.

Hogan Lovells International LLP is a limited liability partnership registered in England and Wales with registered number OC323639 and is authorised and regulated by the
Solicitors Regulation Authority of England and Wales. Registered office and principal place of business: Atlantic House, Holborn Viaduct, London EC1A 2FG.

"Hogan Lovells” is an international legal practice that includes Hogan Lovells International LLP and Hogan Lovells US LLP, with offices in: Alicante Amsterdam Baltimore
Beijing Birmingham Boston Brussels Colorado Springs Denver Dubai Dusseldorf Frankfurt Hamburg Hanoi Ho Chi Minh City Hong Kong Houston Johannesburg
London Los Angeles Luxembourg Madrid Mexico City Miami Milan Minneapolis Monterrey Moscow Munich New York Northern Virginia Paris Perth Phitadeiphia
Rome San Francisco S&o Paulo Shanghai Silicon Valley Singapore Sydney Tokyo Warsaw Washington, D.C. Associated Offices: Budapest Jakarta Riyadh
Shanghai FTZ Ulaanbaatar Zagreb. Business Service Centers: Johannesburg Louisville.

The word "partner” is used to describe a partner or member of Hogan Lovells International LLP, Hogan Lovelis US LLP or any of their affiliated entities or any employee or

consultant with equivalent standing. Certain individuals, who are designated as partners, but who are not members of Hogan Lovells International LLP, do not hold
qualifications equivalent to members For more information about Hogan Lovells, the partners and their qualifications, see www hoganlovells.com.



Ms Louise Phillips MA MSc MRTPI -2- 14 March 2019

The Peer Group site 1C was coloured red (most favourabie for up to 458 new homes) and site 2D
was coloured orange (favourable for up to 1,021 new homes).

Notwithstanding the A&M Study, the Council has failed to assess the Peer Group site in its 2016
(EB801) or its 2018 (EB805) Site Suitability Assessments undertaken by Arup. Indeed, as
explained below, the Council has assessed the wrong site.

We attach an extract from the Council's Site Suitability Assessment 2016, prepared by Arup
(EB801Gxi), which provides a site assessment in two parts (1) SR-0269A (119.39 hectares - 300
acres) for 3,950 new dwellings and (2) SR-0310 (70.65 hectares — 175 acres) for 2,077 new
dwellings. This is a total of 190 hectares for 6,027 new dwellings. These vast sites to the
southeast of NWB have never been advanced by our client or any other party, either separately
or together, for development. The 2016 assessment by Arup, on behalf of EFDC, is therefore
flawed and misleading.

The Site Suitability Assessment (Appendix B) dated March 2018 (EB805Fiii), again prepared by
Arup, was not available at any time during Regulation 19 consultation. When that assessment
was finally made public, our client's land was identified as SR-0310 (Blakes Golf Course) as
70.65 Hectares for 2,077 new homes. Our client has never advanced the whole of SR-3010 for
development. The 2018 assessment by Arup, on behaif of EFDC, is therefore flawed and
misleading.

In the period between 2014 and the submission of the Local Plan, including substantial and
detailed Regulation 18 and Regulation 19 representations, our client and its advisors have
repeatedly written to the Council pointing out the errors in its identification and assessment of the
Peer Group land, whilst seeking assurances from the Council that it would identify, assess and
properly consider the correct site, as advanced by our client. Regrettably, the Council has not
done so.

It appears that the Council has rejected our client’s site on the basis that it is located within a vast
(but undefined) area to the south of NWB which it considers to be a “less suitable strategic
option”. However, the Council has failed to identify the scale or boundaries of the “strategic
option” to which it refers and has presented no evidence to support that strategy, or the
reasonable alternatives to that strategy. Furthermore, at a more detailed level, the Council has
failed to assess or consider our client’s site as a “reasonable alternative” to the sites which it has
allocated in NWB. Given the fact that the A&M Study found our client's sites to be amongst the
most suitable and sustainable in NWB, the Council’s position is unjustified and indefensible.

The Council has also failed to consider or apply the High Court judgment of Mr Justice Jay, in the
case of Calverton Parish Council v Nottingham City Council [2015] EWHC 1078 (Admin)
concerning the test of exceptional circumstances for the release of “this” Green Belt. That failure
applies throughout the district.

At Matter 15, you have asked the Council (Site Specific Matters (3)), if North Weald Golf Club
was considered as an alternative to sites allocated within the Masterplan Area?

We therefore repeat that our client’s site was found to be a more suitable site within the NWB
Masterplan area than most of the sites that have actually been proposed for allocation by the
Council, including North Weald Golf Club. As such, our client's site should be properly
considered and treated at least equally with North Weald Golf Club at the Examination. However,
our client should not have to wait until Matter 15 is considered at the Examination. This ongoing
prejudice should be remedied in the Matter 5 hearing session.

LIBO2/GALLIMOM/9190790.1 Hogan Lovelis



Ms Louise Phillips MA MSc MRTP!I -3- 14 March 2019

We should be grateful if you would confirm the steps that you will take to remedy the prejudice
being caused to our client by the acts and omissions of the Council in its preparation and
submission of the Local Plan.

Yours sincerely

MioheoA et

Michael Gallimore

Partner
michael.gallimore@hoganlovells.com
D 0207 050 3400

L.IBO2/GALLIMOM/9190790.1 Hogan Lovelis



Ongar Park Estate, North Weald Bassett o son oom _ aom __soom

reproducing this drawing.
SCALE 1:5000 Planr"ng
N

%

g il
“"'ﬂ‘ oy ! 7
ot
o “ B 208
P! g\ “‘ 8 it
o st R
07 A o
et [ =% X
. yustial —— (© o0
ST TN s S T
e || A g A5 S es a
WS Zse aanw | s} N A
e Bt =
= LIS .‘-‘ e

=‘ —-‘ a; | ' {\\\“‘;/
ot

. =|‘ﬂ'ﬁ‘\\\ 7
AR
O
et
2\ < XL
e R ARSI
AN

“)\"/

‘ §,
) ! 7‘
‘ 8
o
\
!
G
ST

o

Al

] ‘-‘I- P
LA
yEnammll

_=.I- < r——}l
Naalaicet
==
= }

=1
e '\ TN 7
A | BE1 |=§ i}r.ﬁ' Il -|l-|:=| :._'.-.:!E-_-;:E;i
' . 5 :l--l 9 - -E! =I=I- = 'I
5 o H S s 2
d )"-x!_] gonsE8 15 Ve s

G

umis:
B
ml = == ==-
H=) fosg
) (1 m =)
—— b [T
TThi7 T}
b | G A
] i RN e L i
i
B |§ i o S —| Q\
Ll. =.I'E=_5HE:' = E =
| T
— =Illll_’4 St

Proposed site for housing allocation

North Weald Village area

—
)
®
S
Q-

Main roads connecting the site

A Site boundary amended following client email dated 04.05.17
Project
. . Ongar Park Estate
u North Weald, Bassett

Client

Title
l. - ASH BY DESIGN Master Plan - Promap The Peer Group PLC
Dat

Scale ate Drawn
LI M1 TED 1:5000 @ Al May 2017 SRH

13 ARM WORD LANE Drawing No.
Master Plan - From P T 2 i | 382/17/Promap-01




geooldd

sBuljjemp 1ZoL
Y £9°8Y

“m@c_:®>>ﬂ “—O lsquinu BN

Hol=Y]e} m_ﬂoao_m;mo

g uoydo

sBuljlsmp gy
PY 06°'LZ

:sBuljjemp jo Jequinu jeN|

:0aJD 8|godojers(

| uondo

ozl




1zL 10z seqwaidag Apnig uodioisoly - 1135SvE ATvIM HIJON

pun|poom juabuy .

3sN-Paxiw /UOYDIAY
asn-paxiy

‘911 obed uolpd0||P a41s upjd 3jsOM D207 .

U0 198 8Ie SUOHRISPISUOD ATepunod jequesly) aIming

. ¢ uondo oy 22Ty 1080 SN PAXI [0j0]
i q
:sB
Preel YHIoN BUIpunolms eprsAIunoo sy 0f SSe00e z voudo sBuyiamp opg) sBulEMp jasquiny e
spomb pue Ases MO[e 01 SOLTeUSOS [[e Ul PSONPOIUL 818 — Y LEVL :0a1p e|qodojers
SIOPILIIOD USSIY) ‘USSI) SISA], PUNOIR PUR JUSWIS[11es ’
a1y} JO PUS WISYIIOU 8yl 1 yimoib sess ¢ uondo ¢ uondo

‘SYIOM JuSUIIesI) 8femas 8} JO sUoy, INopo

woQT eyl Burazesqo ‘ooid YHON Buore suoz poofj o)
JO epIS ISle ST Juswdo[eAsSp JUSIAISS 8 JO Y1IoUu
a1 0F, '91IS 8SIN0Y) J[OX) SMeld o} U JUSWeNas syl
JO UINOS 83 03 Ymo1B Ieyng st e1ey) g uondo uy

‘9sIno)) JIon sexerd jo abpe ey 031 dn St Yanos

a1 01 ypworn) ‘spey Butdeld Burysixe eyj Bururelar
T00yog ATRWILI] S MSIPUY 1S JO 1SES pue YIou ay)
01 pue 8nued Teroleuwod Sunstke syl 01 8so[ St
qustudoreasp T uorido Ul "A[ejusuIaIoul Seses1oul
JueweNles 8yl JO YHOoUu ayj 03 Ymoih Jo Jueixe ey,

‘peod

UBIH 8yl WOoI] 80URISIP SI} 8SLaIOUl J0U N UTRIUIEW
0} 3ees Pom Juswdoeasp 0} 85pe UISYINOS a) pue
1SepIM S1T 1B ST JUsuIa}es Bunsixs oyl a1eH Peoy
yBIy eya w1y Aep) uosiequiy Jo yibus] eyl ‘wQgg Jjo
aour)SIp ay) Bururejurewr Aq pauljep ueaq sey sbps
UISYINOS Y ], ‘1esseq Preap YHON JO inos pue
yaIou aya 01 yjoq jyusudoressp sesodoid orreusos SIy,

V oLIbuadG

SORIVNIDS HIMOYO T9

SNOILIO ONINNVIJIILSYW 9

ge001494




SEl

ONILSIL SNOILJO ANV ALNIEVIA £

geo0ld4d

919 ¥z6 ovstL [LICTS
/1 /1 0001 /v VA 8l ag
zl 4 0001 [ zs 98 g
Ll LL 0001 Le Va4 8/ D
e 7€ 0001 S6 44! 482 Ve
0z 0z 0001 95 S8 17l az
zl zl 0001 7€ 1S S8 oz
0z 0z 0001 9¢ 78 ovl qz
8z 8z 0001 6/ oLl vg
6l 6l 0001 €S 08 vEL Dl
£z 34 0001 79 26 191 gl
34 €T 0001 9 86 €91 vl ¢ uoydo
607 €19 1Z0L |ojoL
0t 0z 0001 95 8 L7l az
zl 4 0001 7€ 59 S8 or4
0z 0z 0001 95 78 ovl gz
8 8¢ 0001 Y4 ol 861 \{4
6l 6l 0001 £G 08 7EL Dl
£z 214 0001 79 /6 191 gl
£ £¢ 0001 59 86 3] vl ¢z uoudo
€81 SLT 8y |ojoL
6l 6l 0001 £ 08 7€ 1 ol
£ 34 0001 79 /6 191 al
£ £ 0001 9 86 £91" vl | uoydo
ybs %07 %09
w (@ > > ac) Lo 7
= 9 3 & Ef H g
a Q ol @ = @
~ c «Q Q =
& o} g e 2
@ ol = @
5 El
g (%)
@ b

710z oquaides Apnig upjdisisop |135SvE QIVIM HIYON

asn-paxiwi/uoyony ¢ uoydo

z uondo .
| uondo .

asn-paxiy

uoypdo||p ay1s un|d 3jsPM |PI0]

V oLIDU3adg

apdeg g A

B
L BLG0R a0 oy

-_Aﬂ
2
3




EB801Gxi
SR-0269A — 119.39ha (3,950 dwellings)

Site Suitability Assessment

fettord ‘

Site Reference: SR-0269A
Parish: North Weald Bassett
Settlement:
Size (ha): 119.39
Address: Chipping Ongar Park Estate, North Weald Bassett
Primary use:  Housing
SLAAnotes:  None
SLAAyield: 3,950 dwellings and 130,000 sqm commercial
Client
SLAA source Assumption based on 80:20 housing to employment 30 dph and Epping Forest District Council
for baseline 0.4 plot ratio for commercial
yield: Job Title
Epping Forest District Local Plan
SLAA site Masterplan for Chipping Ongar Park North Weald extension Drawing Status
contraints: includes 200 homes on northern part of site (SR-0029/SR-0031).
Remainder may accommodate up to 1,200 homes in total and Issue -
some employment adopting similar principles. Drawing No Y P
SR-0269A |

Site selection Site capacity based on an assumption of 1,200 dwellings and

adjustment: 30,000 sqm for entire SR-0269 split proportionally by site size. Epping Forest
District Council
moppgioraatas gov ok
Community Feedback was received on NWB-4 which is within or near to this Lt "'“" ia, kdcmap, nareost P Corp. GERCO, LGS, IO:NRR.MCAN.
feedback: site. Refer to Appendix B1.4 for further details.

Getmapping. Aerogid, IGH, IGP. swisstopo, and the GIS User Community

Dwellings: 3941

Criteria Score Qualitative Assessment
1.1 Impact on Intemationally Frotected Sites o |Eed of sllating. rkr;ie‘e:;le for the proposed use do not undermine conservation objectives (alone or in
Based on the Impact Risk Zones there is no requirement to consult Natural England because the proposed
42 \mpacton Nationally Frolected sites O |development is uniikely to pose a risk to SSSI's.
1:36 IFpact G Aficert Woodiend o |Sites not located within or adjacent to Ancient Woodland
1225 impact on AreienUVElérsn Trées outside of o |NoAncientor Veteran trees are located within the site.
Ancient Woodland
1.4 Impact on Epping Forest Buffer Land o [Sites uniikely to impact on Epping Forest Buffer Land

The site is wholly within a Wood Pasture and Parkland habitat, and encompasses two further BAP priority habitats,

Features and species in the site unlikely to be retained and effects cannot be mitigated
Wwhile bordering two more. The site is likely to directly affect the BAP priority habitats, and effects may not be mitigable

1.5 Impact on BAP Priority Species or Habitats
~

Site encompasses the whole of Ongar Radio Station LWS and Weald Common LNR LWS. The site may directly affect
some of the features and species of these LWS but effects can be mitigated. The site is adjacent to Miller's Grove LWS
however no effects likely

Some 98% of the site is in Flood Zone 1. Flood Risk Zone 3b, located on the edge of the site, occupies a 2% area.

1.6 Impact on Local Wildlife Sites Features and species in the site may not be retained in their entirety but effects can be mitigated.

Site within Flood Zone 1

1.7 Flood risk This area can be avoided through site layout.
1.8a Impact on heritage assets © :fr;;z;’ssec:ns‘\;: rl‘::iagl:t:dwilhln a Conservation Area or adjacent to a Listed Building or other heritage asset and

1.8b Impact on archaeclogy o) Existing evlden::saev;glgr: (ahl:(::leol previous disturbance indicates a high likelihood for the discovery of high quality

1.9 Impact of air quality 0 Site lies outside of areas identified as being at risk of poor air quality.

21 Level of harm to Green Belt O IS‘;‘QNEI tww‘l)lrxe(alr:renn Belt, where the level of harm caused by release of the land for development would be very

3.1 Distance to the nearest ral/tube station ) Site is more than 4000m from the nearest rail or tube station.

32 Distance to nearest bus stop 0 Site between 400m and 1000m of a bus stop.

203 DidtAncs to/efnpldy et kocations (&) |[ite 's within 1600m of an employment siterlocation

24 Dislance o local amerities 0 Site is between 1000m and 4000m from nearest town, large village or small village.

45 Dibtanca Y peareet WRpialy 961061 o |Stes between 1000m and 4000m from the nearest infant/primary school

3 Bilianosfiojiocdiameniifes () [Ste's more than 4000m from the nearest secondary school.

37 Distance to nearest GP surgery 0 Site is between 1000m and 4000m from the nearest GP surgery.

38 Access to Strategic Road Network ot apglieasis

4.1 Brownfield and Greenfield Land O [Majority of the site is greenfield land adjacent to a settiement. 100% greenfield site, adjacent to an existing settlement (North Weald)

Development would involve the loss of the best and most versatile agricultural land (grades 1-3).

4.2 Impact on agricultural land

Development may involve the loss of public open space with no opportdwellingies for on-site off-setting or [38% of open land is within the development site. leen the extent of the public open space and the quantum of
mitigation development proposed, there may be few the and re-provide the public open
space elsewhere.

4.3 Capacity to improve access to open space

The site falls within an area of high landscape sensitivity - vulnerable to change and unable to absorb

51 Landsoapeeensithy development without significant character change.

L Development could detract from the existing settlement character. |Site is part of Chipping Ongar Park. Site identified in the masterpian as rmpnnanl for the pmtealon of views of North,
5.2 Settlement character sensitivity © Weald from the Chipping Ongar Redoubt Ancient ould need to sensitively
bring this asset back into
61 Toriography conatiaints () | Topographical constraints exist in the sie but potental for mitigation
: Gas or oll pipelines do not pose any constraint to the site: Less than 2% of the site is in HSE consultation zone 2 in the eastern corner of the site and none of the site is in zone
.28 Diekarion to gan a1k ol fipaitney 9 1. The extent and location of the affected area is considered negligible and does not pose a constraint to development.
6.2b Distance to power lines 0 Power lines do not pose a constraint to the site.
63 Impact on Tree Preservation Order (TPO) o ::JZ ;::r::%eo;i;ne development would not be constrained by the presence of protected trees either on or
6.4 Access to site (a) |[Suitable access tosite already exists [Access from private road and April Rise.
&5 Cantamination constisints {9 [Potental contamination on site, which could be mitigated ::‘;?:.:; ;odnlammanon (Radio Station / Military Uses / Farm / Transmitter Station). Potential adverse impact that could
. Area around the site expected to be uncongested at peak time, or site below the site size threshold where it would
6.8 TrafMo impact o be expected to affect congestion.

©Aup




SR-0310 — 70.65ha (2,077 dwellings)

Site Suitability Assessment

Site Reference: SR-0310

fertiond

EB801Gxi

Parish: North Weald Bassett
Settlement: .
Size (ha): 70.65 i
Address: North Weald Bassett, Blakes Golf Course (East Area)
hes
Primary use:  Housing
SLAA notes:  Broad Area East of North Weal Bassett comprising Blakes Golf
P! 9
Course.
SLAAyield: 2077 dwellings
Client
SLAA source  Assumption based on 30 dph Epping Forest District Council
for baseline
yield: Job Title
Epping Forest District Local Plan
SLAA site None Drawing Status
contraints:
Issue -
Drawing No E Issue
SR-0310
Site selection None
adjustment: Epping Forest
Dlstnct Councxl
Community The Council did not consult on a growth location which covers or is S;:';:;i:;,”f;"f.”;&:;'“;;:'_1’;‘;;:::’;;:1::;%5“53,g:ff;;;‘, bl
feedback: neayto e st Souren el n&’.?éﬁu é‘”zi’."z‘::‘:l‘ Caotyeshis, CHES Ais D5, USOA, USGS. AEX,
Dwellings: 2071
Criteria Score Qualitative Assessment
. Effects of allocating the site for the proposed use do not undermine conservation objectives (alone or in
1.1 Impact on Intemationally Protected Sites 0 |combination with other sites)
Based on the Impact Risk Zones there is no requirement to consult Natural England because the proposed
1.2 Impact on Nationally Protected sites 0 s Unikely to pose a risk to SIS
Site is adjacent to or contains Ancient Woodland but possible effects can be mitigated. The site is partly within the 250m buffer for Reynkyns Wood Ancient Woodland. The site may dlredly affect a small
T3 lmpsict o Ancieat)Noodland © part of the buffer land, but impacts may be mitigated against through
Woodland planting
1.3b Impact on Ancient/Veteran Trees outside of o |NoAncientor Veteran trees are located within the site.
Ancient Woodland
1.4 Impact on Epping Forest Buffer Land o [Siteis unlikely to impact on Epping Forest Buffer Land
e " » Features and species in the site may not be retained in their entirety but efiects can be mitigated. The site is almost wholly within a Wood Pasture and Parkland BAP priority habitat, and is partially within three buffers.
15ilmpactan BAP Pridrty Species or Habhata 0 The site is likely to directly affect the BAP priority habitat, however due to the overall size of habitat this may be
bd mitigable
1.6 Impact on Local Wikilfe Sites o |Site has noeffect as features and species could be retained or due to distance of local wildife sites from site. The site is within 250m buffer of Tylers Green Grasslands LWS, Ongar Radio Station LWS and Reynkyns Wood LWS.
P The site is unlikely to affect the features and species of these LWS.
1.7 Flood risk Site within Flood Zone 1
1183 Ipacton ferilage assets o |Proposed site located within the sefting of a hertage asset and effects can be mitigated.
Existing evidence and/or a lack of previous disturbance indicates a high likelihood for the discovery of high quality
1.8b Impact on archaeology (%} sets o the ol
1.9 Impact of air quality () [Ste lies wihin an area which has been idenified as being at isk of poor air quaity, but it is ikely that the risk [Parts of the ste are very close to the AG14 and therefore mitigation measures are likely to be required.
P 9 could be mitigated or reduced.
T e r——— @) |Site }s within Green Bek, where the level of harm caused by release of the land for development would be very
low, low or medium
41 Distance (o the nearest raitube staion () |[Sites more than 4000m from the nearest rai or tube station
32 Distince to niearest bus siop o |Site between 400m and 1000m of a bus stop.
3.3 Distance to employment locations (+) [Ste’s within 1600m of an employment sitellocation
A4 DistinGs 1o [658) Snerities o |Stteis between 1000m and 4000m from nearest town, large village or small vilage:
35 Distanoa o nesreat nfaripiiiasy school o [Siteis between 1000m and 4000m from the nearest infant/primary school
P — () |Siteis more than 4000m from the nearest secandary school
37 Distance to nearest GP surgery o [Siteis between 1000m and 4000m from the nearest GP surgery.
38 Access to Strategic Road Network Notapplioable
44/ Broinneldand Grasnifield Laind @ [Valority of the site is greenfield fand adjacent to a settioment 95% greenfield site, adjacent to an existing settlement (North Weald Bassett)

4.2 Impact on agricultural land

Development would involve the loss of the best and most versatile agricultural land (grades 1-3).

A3 CapAT 16 ipiove AccssE 1o apaTTepace - Development unlikely to involve the loss of public open space.

5.1 Landscape sensitivity

B

The site falls within an area of high landscape sensitivity - vulnerable to change and unable to absorb
development without significant character change.

T pR—— N T e e e L R B e e
ledge of the settiement.

6.1 Topography constraints o Topographical constraints exist in the site but potential for mitigation.

€28 Distinca fo gas and ol ppsines o |Gasoroil pipelines do not pose any constraint to the site.

6.2b Distance to power lines 0 Power lines do not pose a constraint to the site

6.3 Impact on Tree Preservation Order (TPO) 0 :gjeag:ﬁ%eo;is‘e development would not be constrained by the presence of protected trees either on or

6.4 Access {0 site * Suitable access to site already exists. Access is sufficient.

6.5 Contamination constraints o Potential contamination on site, which could be mitigated. Potential contamination over site (Made Ground - imported waste). Potential adverse impact that could be mitigated.

6.6 Traffic impact (3] Low level congestion expected at peak times within the vicinity of the site.

©Anp




SR-0310 — 70.65ha (2,077 dwellings)

Site Suitability Assessment
Site Reference: srR-0310 Hertidrd
Parish: North Weald Bassett
Size (ha): 70.65 *
Address: North Weald Bassett, Blakes Golf Course (East Area)

e hunt
Primary use:  Residential i
Site notes: Broad Area East of North Weal Bassett comprising Blakes Golf

Course.
Brentw

Baseline yield: 2,077 dwellings

Client

Source for
baseline yield:

Site None
constraints:
Site selection None

Assumption based on 30 dph

Epping Forest District Council

Job Title

Epping Forest District Local Plan

Drawing Status Date

Issue March 2018
\

Drawing No Issue

SR-0310 Rev 2

EBB8OS5Fiii

adjustment: Epping Forest
Dlsmct Councll
Community The Council did not consult on a growth location which covers or is b-Lrsandvghantig e ey "'"",",‘S“C";f:"';mm S ——
feedback: near to this site. frocaving: &‘Z:‘s‘;miﬂnm.fé‘w b IS v Commrty T TR
Sotree B, DigalGiobe, et ve, Eafhat Geopraahes CNESAYbMS DS, USDA. USGS
Dwellings: 2,077 ReroGRID, 16N and the 615 User Communt
Criteria Score Qualitative Assessment
11 impack on ktemationaity Prolected Stes o [Erecsof :::::llng Site for the proposed use do not undermine conservation objectives (alone of in combination
12 Impact on Nationally Protected sites o |Based on lh?slm;ﬁi:tly»:;ssézr;e:sﬁ'zes & 1o equrement o consuf Natural England ecatse the proposed
i i i rectly affect fh
ST o e Wt o [5te s not located within or adjacent to Ancient Woodiand [T s o parly Wi tre 250m bulfer o Ry Wbod Anient Waodland.The i el o directy afect e
119 et e ATcisrUelsIa Treos oUtsida of o |NoAndientor Veteran trees are located within the site
Ancient Woodland
18 Impact on Egprig Forest BaterLind o [Ste s uniikely to impact on Epping Forest Buffer Land
7 Features and species in the site may not be retained in their entirety but effects can be mitigated. The site 15 almost wholly within a Wood Pasture and Parkiand BAP priority habitat, and is partially within three buffers.
1.5 Impact on BAP Priority Species or Habitats o The site is likely to directly affect the BAP priority habitat, however due to the overall size of habitat this may be
~ mitigable.
{iEimpaion Escaliiidie Sige: o |5t has no effect as features and species could be retained or due to distance of local wildife sites from site The site is within 250m buffer of Tylers Green Grasslands LWS, Ongar Radio Station LWS and Reynkyns Wood LWS.
P! ce The site is unlikely to affect the features and species of these LWS.
17 Flood Fiekk Site within Flood Zone 1
{aImpacten haTiaga kes o |Steislocated within the setting of a heritage asset and effects can be mitigated. :\cds:lnbsliety impact on landscape sefting of Scheduled Monument. Possible mitigation through sensitive layoutireduction
B I pact o ArerasaIogy ) [Bsing evidence andir  ack ofprvious deturbance ndiates 2 High kliood o he discoveryof igh quality
T ) |5t Ties within an area wiich has been identiied 25 being at isk of poor air qually, bu i ikely hat the risk _[Parts ofthe site are very cose {0 the AGT4 and therefore miligation measures arefikely f be reqired
P q could be mitigated or reduced.
21 Usiel o haima 1o Graen Btk (9|5t s witin Green Bel where the evelof i caused by release ofhe fan for development would b very
51 5 itarice s e nearset raiifibe-€ialion () |5 more than 3000m fram the nearest ai or tube siafion
S Dldan lonanesi e B o |Ste between 400m and 1000m of a bus stop.
53 Dance S AmsioyTaoE boatons &) [Ste s ithin 1600m of an employmen siefcation
S DA B ariAle o |Ste s between 1000m and 4000m from nearest town, large vilage or small vilage
P o |Steis between 1000m and 4000m from the nearest infant/primary school
318 Distiics Io nuaost sdondiy 650 () |Siteis more than 4000m from the nearest secandary school
47 Distance bonearest GP surgery 5 [Ste s between 1000m and 4000m from the nearest GP surgery.
3.8 Access to Strategic Road Network Not applicable
e ) |Malorty ofthe sie s greenfild land adjacent toa setliement Jss% greenfield site, adjacent (o an existing setilement (North Weald Bassett)

4.2 Impact on agricultural land

Development of the site would involve the loss of the best and most versatile agricultural land (grades 1-3).

4.3 Capacity to improve access to open space

Development unlikely to involve the loss of public open space:

5.1 Landscape sensitivity

Site falls within an area of high landscape sensitivity - characteristics of the landscape are vulnerable to change
and unable to absorb development without significant character change.

Development could detract from the existing settlement character.

Site forms part of Chipping Ongar Great Park, the outline of which is preserved by hedgerows; the current field pattem

52 Setliernant crmractar sensitvity © lechoes its open aspect. The area is sensitive to change, and development could impact the character of the edge of
the settiement.

1 Topography constraints () |Topographical consiraints existinthe site but potentia for mitigation

6.2a Distance to gas and oil pipelines 0 Gas or oil pipelines do not pose any constraint to the site.

6.2b Distance to power lines 0 Power lines do not pose a constraint to the site.

6.3 Impact on Tree Preservation Order (TPO) o :2; ég:‘e(r::ig‘eo;ﬂsewe development would not be constrained by the presence of protected trees either on or

&4 Ncsaectoelta #)  |Suitable access to site aiready exists. Existing access off High Road.

6.5 Contamination constraints. © Potential contamination on site, which could be mitigated. Potential contamination over site (Made Ground - imported waste). Potential adverse impact that could be mitigated.

6.6 Traffic impact () | owtevel cangestion expected at peak times within the vicinty of the site. .

©Anup




BEDFORD

4 Abbey Court, Fraser Road

Priory Business Park, Bedford. MK44 3WH
bedford @dlpconsultants.co.uk

01234 832 740

BRISTOL

Broad Quay House (5th Floor)
Prince Street, Bristol. BS1 4DJ
bristol@dlpconsultants.co.uk
01179 058 850

EAST MIDLANDS

1 East Circus Street, Nottingham
NG1 5AF
nottingham@dIpconsultants.co.uk
01158 966 622

LEEDS

Princes Exchange

Princes Square, Leeds. LS1 4HY
leeds@dlpconsultants.co.uk
01132 805 808

LONDON

The Green House, 41-42 Clerkenwell Green
London. EC1R ODU
london@dIlpconsultants.co.uk
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