
Report Item No: 1 
 
APPLICATION No: EPF/2230/07 

 
SITE ADDRESS: Roydon Mill Leisure Park 

High Street 
Roydon 
Harlow 
Essex 
CM19 5EJ 
 

PARISH: Roydon 
 

WARD: Roydon 
 

APPLICANT: Roydon Mill Lodges LLP 
 

DESCRIPTION OF PROPOSAL: Introduction of new bases where 82 static caravans are to be 
replaced with 53 Log Cabins (single unit caravans); 
reconfiguration of areas set aside for touring caravans, 
erection of replacement club house, and revocation of use of 
eastern field for camping. 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
CONDITIONS  
 
 

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

2 No development shall take place on site, including site clearance, tree works, 
demolition, storage of materials or other preparatory work, until all details relevant to 
the retention and protection of trees, hereafter called the Arboricultural Method 
Statement, have been submitted to the Local Planning Authority and approved in 
writing.  Thereafter the development shall be undertaken only in accordance with the 
approved details, unless the Local Planning Authority has given its prior written 
consent to any variation. 
 
The Arboricultural Method Statement shall include a tree protection plan to show the 
areas designated for the protection of trees, shrubs and hedges, hereafter referred 
to as Protection Zones.  Unless otherwise agreed, the Protection Zones will be 
fenced, in accordance with the British Standard Trees in Relation to Construction-
Recommendations (BS.5837:2005) and no access will be permitted for any 
development operation. 
 
The Arboricultural Method Statement shall include all other relevant details, such as 
changes of level, methods of demolition and construction, the materials, design and 
levels of roads, footpaths, parking areas and of foundations, walls and fences.  It 
shall also include the control of potentially harmful operations, such as burning, the 
storage, handling and mixing of materials, and the movement of people or 
machinery across the site, where these are within 10m of any designated Protection 
Zone. 



 The fencing, or other protection which is part of the approved Statement shall not be 
moved or removed, temporarily or otherwise, until all works, including external works 
have been completed and all equipment, machinery and surplus materials removed 
from the site. 
 
The Arboricultural Method Statement shall indicate the specification and timetable of 
any tree works, which shall be in accordance with the British Standard 
Recommendations for Tree Works (BS.3998: 1989). 
 
The Arboricultural Method Statement shall include a scheme for the inspection and 
supervision of the tree protection measures. The scheme shall be appropriate to the 
scale and duration of the works and may include details of personnel induction and 
awareness of arboricultural matters; identification of individual responsibilities and 
key personnel; a statement of delegated powers; frequency, dates and times of 
inspections and reporting, and procedures for dealing with variations and incidents. 
The scheme of inspection and supervision shall be administered by a suitable 
person, approved by the Local Planning Authority but instructed by the applicant.   
 

3 No tree, shrub, or hedge which are shown as being retained on the approved plans 
shall be cut down, uprooted, wilfully damaged or destroyed, cut back in any way or 
removed other than in accordance with the approved plans and particulars, without 
the written approval of the Local Planning Authority.  All tree works approved shall 
be carried out in accordance with British Standard Recommendations for Tree Work 
(B.S.3998: 1989).   
 
If any tree shown to be retained in accordance with the approved plans and 
particulars is removed, uprooted or destroyed, or dies, or becomes severely 
damaged or diseased within 3 years of the completion of the development, another 
tree, shrub, or hedge shall be planted at the same place, and that tree, shrub, or 
hedge shall be of such size, specification, and species, and should be planted at 
such time as may be specified in writing by the Local Planning Authority.   
 
If within a period of five years from the date of planting any replacement tree is 
removed, uprooted or destroyed, or dies or becomes seriously damaged or defective 
another tree of the same species and size as that originally planted shall be planted 
at the same place, unless the Local Planning Authority gives its written consent to 
any variation.  
 

4 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) have 
been submitted to an approved in writing by the Local Planning Authority, and these 
works shall be carried out as approved.  These details shall include, as appropriate, 
and in addition to details of existing features to be retained: proposed finished levels 
or contours; means of enclosure; car parking layouts; other vehicle artefacts and 
structures, including signs and lighting and functional services above and below 
ground.  Details of soft landscape works shall include plans for planting or 
establishment by any means and full written specifications and schedules of plants, 
including species, plant sizes and proposed numbers / densities where appropriate.  
If within a period of five years from the date of the planting or establishment of any 
tree, or shrub or plant, that tree, shrub, or plant or any replacement is removed, 
uprooted or destroyed or dies or becomes seriously damaged or defective another 
tree or shrub, or plant of the same species and size as that originally planted shall 
be planted at the same place, unless the Local Planning Authority gives its written 
consent to any variation. 
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5 The bases hereby approved shall be used only for the stationing of caravans and for 
no other purpose.  Caravans stationed within the site shall not be used for 
permanent residential purposes but only for recreation.  They may be occupied only 
during the period March to October inclusive in each year and at weekends from 
1700 hours Friday to 1000 hours Monday during November and December and 
during the period from 1700 hours Christmas Eve to 1000 hours 2nd day of January 
each year. 
 

6 There shall be no camping of any kind carried out within the field hatched blue on 
the approved plan. 
 

7 Prior to commencement of development a detailed scheme for the landscaping and 
management of the area hatched blue on the approved plan to create a wildlife 
precinct including a wetland feature, shall be submitted to and approved in writing by 
the Local Planning Authority.  The approved scheme shall then be implemented in 
accordance with the approved timetable and maintained in accordance with the 
agreed details. 
 

8 Materials to be used for the external finishes of the proposed extension, shall match 
those of the existing building. 
 

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

10 Prior to commencement of development details of any external lighting required in 
connection with the development shall be submitted to and agreed in writing by the 
Local Planning Authority.  Only the agreed lighting shall be installed unless the Local 
Planning Authority gives its written consent to its variation.  
 

11 Prior to commencement of development, including demolition or site clearance 
works, a phased contaminated land investigation shall be undertaken to assess the 
presence of contaminants at the site in accordance with an agreed protocol as 
below.  Should any contaminants be found in unacceptable concentrations, 
appropriate remediation works shall be carried out and a scheme for any necessary 
maintenance works adopted. 
 
Prior to carrying out a phase 1 preliminary investigation, a protocol for the 
investigation shall be agreed in writing with the Local Planning Authority and the 
completed phase 1 investigation shall be submitted to the Local Planning Authority 
upon completion for approval. 
 
Should a phase 2 main site investigation and risk assessment be necessary, a 
protocol for this investigation shall be submitted to and approved by the Local 
Planning Authority before commencing the study and the completed phase 2 
investigation with remediation proposals shall be submitted to and approved by the 
Local Planning Authority prior to any remediation works being carried out. 
 
Following remediation, a completion report and any necessary maintenance 
programme shall be submitted to the Local Planning Authority for approval prior to 
first occupation of the completed development. 
 



 
12 All construction/demolition works and ancillary operations (which includes deliveries 

and other commercial vehicles to and from the site) which are audible at the 
boundary of noise sensitive premises, shall only take place between the hours of 
07.30 to 18.30 Monday to Friday and 08.00 to 13.00 hours on Saturday, and at no 
time during Sundays and Public/Bank Holidays unless otherwise agreed in writing by 
the Local Planning Authority. 
  

13 No static caravans shall be sited anywhere within the application site except on the 
bases hereby approved, unless otherwise agreed in writing by the Local Planning 
Authority. 
 

 
 
 
This application is before this Committee since the recommendation differs from the views of the 
local council (Pursuant to Section P4, Schedule A (g) of the Council’s Delegated Functions). 
 
 
Description of Proposal:  
  
This application is for further works at Roydon Mill Leisure Park following on from approvals earlier 
this year.  The scheme comprises the replacement of 82 static caravan bases with 53 bases for 
static log cabins (which fall within the definition of caravans), reconfiguration of the areas of the 
park used for touring caravans and erection of a restaurant and pool building to replace the 
existing clubhouse.  The works also include the refurbishment of the existing motel facilities and 
revocation of the permission for use of the field at the eastern end of the site for camping.  
 
 
Description of Site:  
  
The site comprises an irregularly shaped area of land which comprises Roydon Mill Leisure Park, 
but excludes the established residential caravan park area to the west of the park.  The site is 
bounded to the north by the railway line. And to the south by the Mill Stream and the River Stort 
runs to the east of the Clubhouse and to the west of the existing camping field.  There is a large 
lake to the west of the site within the same ownership.  The original static caravans have largely 
been removed and some have already been replaced by the modern,” log cabin” style mobile 
homes, the bases for which have already been approved.  The existing clubhouse is a single 
storey building with essentially a bar, restaurant and function room.  There is small motel style 
development and provision for car parking.  Vehicular access to the site is via a narrow, single-
track road on the southern side of the river, which leads, from Roydon High Street. 
 
 
Relevant History: 
  
The leisure park has a long planning history.   
 
Most relevant is the original Section 51 Order dating from 1975, which set out how various parts of 
the then caravan park could be used.  This set out what areas could be used for static caravans, 
which by touring caravans and which areas should be kept available for camping, and also sets 
out the times of year that the areas can be utilised and that the site is to be used for recreational 
purposes only. . Although other planning permissions have been granted over the years the basic 
restrictions set out in 1975 still apply. 
 



Most recently, planning permission has been granted for the installation of new bases for the 
stationing of caravans.  
 
Some concern had been raised that the “chalet” style replacement units that were erected at the 
site were not caravans.  Considerable investigation has taken place, including advice from Legal 
services and Counsel, and it has been determined that in the Council’s view the new units at the 
site, (which, once built are capable of being moved in one piece) fall within the definition of a 
caravan for the purposes of planning and are therefore permitted development on this site and 
covered by the existing planning conditions restricting their use to holiday accommodation only 
and for restricted periods of the year. Permission is therefore not required for the stationing of the 
units but is required for the construction of the bases on which they stand. 
 
13 new bases were approved under EPF/1537/07 and 27 under EPF/2627/07, however the 27 
bases approved under EPF/2627/07 are also included in this planning application so should not be 
double counted.  In reality this application is for a further 26 bases bringing the total new bases at 
the site to 68. (Replacing a total of 110 smaller bases)  
  
 
Policies Applied: 
 
GB2A Green Belt 
GB10 Lea Valley Regional Park 
RST32 Caravan and camping sites 
U2A and U3A Development in flood risk areas.  Flood risk assessment zones. 
DBE1, DBE4, DBE6 relating to design. 
RST1 Recreational, sporting and tourist facilities 
RST32 Leisure caravans and camping 
LL1 Rural landscape 
LL2 Inappropriate rural development 
LL10 Landscaping 
LL11 Landscaping schemes 
ST2 Accessibility of development 
ST4 Road safety 
ST6 Vehicle parking 
 
 
Issues and Considerations:  
  
The site is an established camping and caravan site and leisure park identified in the Adopted 
Local Plan and Alterations, and is within the Green Belt.  The scheme put forward is intended to 
update and upgrade the existing park and its facilities to meet a changing market.  Essentially they 
will result in a larger area for static caravans, the removal of the camping field which is in an area 
that is particularly vulnerable to flooding and provision of a new building to replace the outdated 
clubhouse building with a small pool and restaurant building to add to the recreational facilities 
available to the park users.  The main issues relate to Green Belt, visual amenity, flooding, parking 
and highways and impact on residential amenity. 
 
Green Belt 
 
Although the site is within the Green Belt, Policy RST32 of the Adopted Local Plan and Alterations 
has identified this site as one of very few within the District within which the stationing of touring 
and static caravans will be permitted. The introduction of new bases which will result in an overall 
reduction in the number of bases (and consequently the number of static caravans) on the site 
could be seen as an improvement in openness in Green Belt terms.  However, some of the new 
bases (those that were not covered by the approval under EPF/2627/07and EPF/1537/07) are 



located within a part of the site which previously only had use for touring caravans, and the 
stationing of static caravans generally has significantly more impact on openness than use for 
touring vans, as the static caravans are obviously larger and more permanent and generally entail 
additional structures such as decking and have a more domestic character.  Permission has 
previously been refused for an extension to the static caravan area of the park, a decision that was 
upheld on appeal because of the impact on the Green Belt.  In this current application however 
there is not a significant increase in the area given over to Static caravans, as some areas that 
currently have consent for static vans are proposed to be changed to touring vans only.  On this 
basis and subject to conditions that restrict this use it is considered that overall the changes will 
not be harmful to the openness of the site. 
 
The removal of the right to use the eastern field for camping, also allows this field to be kept free 
from development all year round, which has a positive impact on openness. 
 
The proposed building to replace the existing clubhouse is of similar size to the existing facility and 
sits on the same site.  Its main ridge height is 6.5m, which is 2 metres higher than the main 
element of the existing building, but only half a metre higher than the highest part of the existing.  
The building contains a small swimming pool and jacuzzi as well as a restaurant and bar and is 
intended to meet the needs of the visitors to the park.  Whilst this is not considered to be 
appropriate development in the Green Belt as defined in government guidance, it is considered 
that it is not excessive in size, and will not have a materially adverse impact on the openness of 
the Green Belt in this location.     
 
Visual Amenity 
 
With the application the applicants submitted a comprehensive landscape and visual assessment. 
This concludes, and officers agree with the view, that there will be very little visual impact outwith 
the site and that what impact there will be, will be largely positive due to the proposed 
enhancements of the site.  The scheme enables the provision of additional landscaping and the 
Landscape Officer has raised no objection to the proposal subject to landscaping conditions.  
 
Flooding 
 
The site is located within the flood plain and as such proposals for development need to be looked 
at very carefully to assess both the safety of the development should the site flood and the 
potential to increase flooding elsewhere.  The Environment Agency has been involved in 
negotiation with the applicant and there have been some amendments to remove development 
from the most sensitive locations.  Generally however the Council has worked from the principle 
that the development results in significantly fewer people being potentially present on the site, and 
therefore at risk of flooding, at any one time, and that the development does not result in an 
increase in hard surfacing and hence run off so will not lead to an increased risk of flooding 
elsewhere.  Additionally the style of mobile home that it is proposed to station on the areas for 
Static Caravans have a higher floor, such that occupants are at less risk of flooding.  Finally the 
proposal includes cessation of the current approved use of the eastern field for camping. Clearly at 
times of flood the most vulnerable people at the site would be those who are camping and it is 
considered that in flood risk terms the removal of the camping field is to be welcomed. 
 
The Environment Agency do not object to the development on flood risk grounds, however they 
have raised concern that the proposal includes development in close proximity to the River Stort 
which will prevent provision of an adequate buffer zone and prejudice the environmental 
obligations of the Environment Agency.  However they have agreed that this objection may be 
withdrawn provided adequate mitigation is given.  The suggested mitigation is to include the use of 
the area of the camping field to the east of the site as a wildlife precinct including a wetland feature 
and pond, to contain native species only and to be designed for wildlife.  The applicants have 
indicated that they are happy to carry out such works and it is considered that this can be 



adequately addressed by condition.  Any details received will be forwarded to the Environment 
Agency for comment. 
 
Parking and Highway Issues. 
 
As already explained the proposed development should result in a reduction in numbers using the 
site and consequently a reduction in the number of vehicle movements into and out of the site 
(The transport assessment carried out suggests a 37% reduction in trip movements) on this basis 
there is no objection to the development on Highway safety grounds. 
 
The scheme includes the provision of a central car parking area, as there is at present, adjacent to 
the proposed club/leisure building, and an additional small area of parking towards the 
northeastern part of the site.  It is considered that this provision is sufficient to meet the needs of 
the recreational leisure park and that it is well located both functionally and visually.  
 
Concern has been raised by the residents of the residential caravan park to the south west of the 
site that there is no dedicated parking space for them as a result of the development.  Although 
this is unfortunate, the residential caravan site is not part of this current application and there is no 
obligation under the current planning permission for the site to provide parking in connection with 
the residential use.  If the owners of the residential units have rights to the provision of parking 
then approval of this application would not override those rights, but it is not considered that the 
application could be refused on these grounds.  Additionally residents have raised concern about 
the one way system of access to their site but again, it is not considered that this is unreasonable 
or amounts to a reason for refusal.   
 
Residential Amenity 
 
Those people most affected by the proposal will be the occupants of the former mill building at the 
entrance to the site and more directly the occupants of the permanent residential caravan park 
immediately abutting the application site.  It is not considered that the new bases or the new club 
building will adversely impact on the residential amenity of the occupants of these dwellings, and 
generally the reduction in traffic and the reduction in numbers utilising the park should if anything 
result in an improvement to residential amenity.  The improvements to the layout of the site and 
the general upgrading of the park should also benefit these residents.  However the occupants of 
the residential caravan park have raised understandable concern that the scheme includes 
creation of an area for touring caravans adjacent to their site.  The scheme as proposed could 
cause harm to the residential amenities of the nearest residents in 6, 7 and 8 Kingfisher Way.  It is 
suggested therefore that a condition is attached should consent be granted to ensure that a buffer 
strip of landscaping be included between touring vans and the residential park to ensure that their 
amenity is maintained.  
 
Other issues 
 
Objections have been received from residents of The Granary, which lies close to the entrance to 
the access road to the site raising concern about vehicles connected with the site parking in that 
street.  These concerns have been passed on to the park owners to be addressed but are not 
relevant to the consideration of this current application. 
 
The Lee Valley Regional Park Authority has raised no objection to the proposals, which are in 
accordance with the Park Plan. 
 
A detailed habitat survey was submitted with the application and Natural England has raised no 
objection to the proposals. 
 



Conclusion 
 
In conclusion it is considered that the works now proposed at this site are appropriate to this 
location and will not harm the Green Belt.  The scheme offers visual improvements and a 
reduction in numbers potentially at risk of flooding.  It provides an opportunity to achieve a wild life 
wetland on what is currently the camping field and it should result in a reduction in traffic utilising 
the narrow access to the site.  It is considered that the scheme is in accordance with the adopted 
policies of the Local Plan and Local Plan Alterations and the application is recommended 
accordingly. 
 
 
SUMMARY OF REPRESENTATIONS:  
 
PARISH COUNCIL – Object. The Parish Council has concerns that these bases will increase the 
risk of flooding.  The documentation submitted as part of application EPF/2230/07 makes no 
reference to the East of England Plan proposals to site 10,000 houses just a mile or so up river – 
the risk of flooding would be increased accordingly.  In addition one of the proposed areas for 
touring caravans is adjacent to the residential caravan area (mainly occupied by retired people) 
and the use of this proposed area by families could impede the amenity enjoyed by the current 
residents. 
 
2 THE GRANARY – Object to this until Roydon Mill make full parking facilities available for all 
paying guests and visitors.  At present they do not allow contractors vans etc to park in their car 
park and this results in parking on the surrounding residential streets causing highway safety 
concerns. 
 
4 THE GRANARY – No major objection but do hope that adequate space will be provided for 
parking of commercial vehicles as these currently cause problems parking overnight in The 
Granary. 
 
11 THE GRANARY – Concerned about what will happen to the camping field if not used for 
camping.  Wish to know what provision will be made for parking of contractors’ vehicles as at 
present they cause a problem parking in The Granary.  Suggest that they pay for parking 
restrictions to be brought in. 
 
ROYDON MILL RESIDENTIAL PARK OWNERS ASSOCIATION – Object to the relocation of the 
touring field to adjacent to the residential homes.  Object to the one-way traffic system, as 
indicated on the plan i.e. having to exit the park via Cygnet Way and through the main car park.  
Would prefer to exit via Kingfisher Way, and suggest the one-way system along Cygnet Way be 
reversed, so that the touring field alongside the railway and holiday lodges is accessed via the car 
park and Cygnet Way.  The planning application does not show any dedicated Residential Park 
Home Car Parking Areas.  The residents require there to be a dedicated car parking space for 
each park home and for that to be sited as close as possible to their park home. 
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Report Item No: 2 
 
APPLICATION No: EPF/1118/08 

 
SITE ADDRESS: 20 Sun Street 

Waltham Abbey 
Essex 
EN9 1EE 
 

PARISH: Waltham Abbey 
 

WARD: Waltham Abbey South West 
 

APPLICANT: Mintgreen Properties Ltd  
 

DESCRIPTION OF PROPOSAL: Conversion and extension to existing building and new build 
block to rear of site to provide a total of 10 flats. (Revised 
application) 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
CONDITIONS  
 
 

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

2 The development shall be carried out in accordance with the amended plans 
received on 29/07/08 unless otherwise agreed in writing with the Local Planning 
Authority. 
 

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

4 Details of proposed new windows and doors, at scales between 1:20 and 1:1 as 
appropriate, shall be submitted to and approved by the Local Planning Authority in 
writing prior to the commencement of any works. 
 

5 Prior to first occupation of the building hereby approved the proposed window 
openings in the second floor southern wall of the new building hereby approved shall 
be fitted with obscured glass and shall be permanently retained in that condition. 
 

6 A detailed layout of the parking area shown on the approved plan, including 
provision for the bicycle parking, shall be provided and agreed in writing by the Local 
Planning Authority prior to the first occupation of the development and shall be 
retained free of obstruction for the parking of residents, staff and visitors vehicles. 
 



 
7 A flood risk assessment shall be submitted to and approved by the Local Planning 

Authority prior to commencement of development.  The assessment shall include 
calculations of increased run-off and associated volume of storm detention using 
Windes or other similar programme.  The approved measures shall be undertaken 
prior to the first occupation of the building hereby approved and shall be adequately 
maintained in accordance with a management plan to be submitted concurrently 
with the assessment. 
 

8 All construction/demolition works and ancillary operations (which includes deliveries 
and other commercial vehicles to and from the site) which are audible at the 
boundary of noise sensitive premises, shall only take place between the hours of 
07.30 to 18.30 Monday to Friday and 08.00 to 13.00 hours on Saturday, and at no 
time during Sundays and Public/Bank Holidays unless otherwise agreed in writing by 
the Local Planning Authority. 
 

 
 
 
 
 
The application was deferred at the previous committee to allow for further information to be 
received on certain issues. The additional information is as follows: 
 
Overlooking 
 
Concern was raised with regards to overlooking caused by the proposed side dormer windows 
within the new building. The eastern flank dormer would overlook a rear car park area to No. 22 
Sun Street, and the northern most dormer in the western flank would overlook the neighbouring 
properties blank gable. The southern most dormer in the western flank would be almost directly 
opposite the existing first floor flank windows within the building to the rear of No. 18 Sun Street, 
which is a residential flat on the first floor. These windows serve a bathroom (obscured) and a 
bedroom, and are currently overlooked from Darby Drive and the car park to the rear of No. 20. 
The flat is currently only used as occasional overnight accommodation by the Chef working in the 
restaurant on the ground floor, although the flat could be used independently as a main dwelling. 
Notwithstanding this, the proposed dormer would be within the roof slope (third storey), and the 
existing neighbouring windows are on the second storey flank wall and as such, due to the 
proximity between the properties, this would result in a very oblique angle of the neighbouring 
bedroom window that would not result in any significant loss of privacy. 
 
The areas that would be directly overlooked by the southern most dormer window in the western 
flank would predominantly be the access-way to the residential unit at No. 16 Sun Street, and part 
of the flat roof to the rear of No. 18 Sun Street. This access-way is currently overlooked by several 
rear windows to properties in Sun Street and does not require protection against any further 
overlooking. The flat roof to the rear of No. 18 Sun Street is not currently used as any form of 
amenity space, although it could be in the future as there is an access door onto it from the first 
floor flat to the rear. Due to this the proposed dormers are not considered to result in undue loss of 
privacy to neighbouring properties and therefore are deemed acceptable. 
 
Storage for refuse 
 
The applicant has submitted detailed drawings of the proposed parking layout that also shows 
space for refuse storage. This is deemed to be acceptable and still allows for adequate parking 
space within this sustainable town centre location. 
  



Height 
 
Concern has been raised with regards to the height of the proposed building in relation to the 
existing building to the rear of No. 30 Sun Street, fronting onto Darby Drive. The building to the 
rear of No. 30 Sun Street is three storeys in height utilising rooms in the roof space. The ridge 
height of this building is 8.7m. The main roof line of the proposed building at No. 20 Sun Street is 
8.7m, however the two proposed gables would have an additional 1m height to them. These 
gables are an important prominent feature to the proposed building and were specifically 
suggested by the Conservation Officer. This proposed design has also been used as an example 
to other potential developers as a suitable design for Darby Drive. Therefore, whilst the proposed 
building has an overall height greater than that at No. 30 Sun Street, the main roofline is at the 
same height as the existing building and the increased height to the gables are an important 
design feature that would completely alter the specifically designed appearance and character of 
the proposed building if altered. 
 
 
The original report is reproduced below: 
 
This application is before this Committee since it is an application for development of a significant 
scale and/or wider concern and is recommended for approval (Pursuant to Section P4, Schedule A 
(c) of the Council’s Delegated Functions) and also the recommendation differs from the views of 
the local council (Pursuant to Section P4, Schedule A (g) of the Council’s Delegated Functions). 
 
Description of Proposal: 
 
Revised application for the conversion and extension to the existing building and a new build block 
to the rear of the site to provide a total of 10 flats. The extension to the existing building would 
consist of a part first floor part second floor extension to the rear above an existing ground 
floor/first floor area. This would be 4m deep on the western side and 2.7m deep on the eastern 
side and would stretch the entire width of the building. It would relocate the existing rear ridge over 
the new extension (retaining a flat roof over the existing ridged roof section). The new ridged roof 
would continue across the entire width of the property, behind the existing front ridged and 
mansard roof. 
 
The new build block of flats to the rear of the site would be 12.2m deep and 12.9m wide and would 
have a flat topped pitched roof with two vertical gables running through the building. The gables 
would have a ridge height at 9.7m. The new build would include ground level parking accessed off 
of Darby Drive. 
 
Description of Site: 
 
The application site comprises a building society at ground floor level and B1 office use at first and 
second floor levels. The site is situated to the north of Sun Street and south of Darby Drive. The 
property forms part of Waltham Abbey town centre and falls within a conservation area and a flood 
risk assessment zone. The property is locally listed and the adjoining property, No. 18, is a Grade 
II Listed Building. 
 
Relevant History: 
 
WHX/0112/60 - Extension at rear of shop – approved 20/07/60 
WHX/0124/63 - Alterations to shop and outbuildings – approved 21/08/63 
EPF/1414/84 - Change of use of first and second floors to offices, formation of two shop units - 
one for use as hot food takeaway shop/restaurant and new shop front – approved/conditions 
07/03/86 
EPF/0696/86 - Change of use from restaurant to building society office – approved 04/08/86 



EPF/1522/86 - Alterations to form Building Society on ground floor and offices to upper floor – 
approved/conditions 16/02/87 
EPF/0885/02 - Alterations to shop front including provision of automatic folding doors and new 
ramp – approved/conditions 17/06/02 
EPF/0857/07 - Conversion and extension to existing building and new build block to rear of site to 
provide a total of 10 flats – Withdrawn 21/09/07 
 
Policies Applied: 
 
CP2 - Protecting the quality of the rural and built environment 
CP3 - New development 
CP4 - Energy conservation 
CP5 - Sustainable building 
CP6 - Achieving sustainable urban development patterns 
CP7 - Urban form and quality 
CP9 - Sustainable transport 
HC6 - Character, appearance and setting of conservation area 
HC7 - Development within conservation area 
HC12 - Development affecting the setting of Listed Buildings 
HC13A - Local List of Buildings 
ST1 - Location of development 
ST2 - Accessibility of development 
ST4 - Road safety 
ST6 - Vehicle parking 
TC1 - Town centre hierarchy 
TC3 - Town centre function 
E4A - Protection of employment sites 
E4B - Alternative uses for employment sites 
DBE1 - Design of new buildings 
DBE2 - Effect on neighbouring properties 
DBE3 - Design in urban areas 
DBE6 - Car parking in new development 
DBE8 - Private amenity space 
DBE9 - Loss of amenity 
U2B - Flood Risk Assessment Zones 
H2A - Previously developed land 
H3A - Housing density 
H4A - Dwelling mix 
H9A - Lifetime Homes 
 
Issues and Considerations: 
 
The main issues in this application are the impact on the amenities of neighbouring residential 
properties and any future occupiers of the site, detailed design considerations within the 
conservation area, the loss of the existing employment site, the impact on the town centre, 
highways and parking considerations, and sustainability grounds. 
 
Amenity Considerations 
 
The proposed extension to the existing building and the new build block would be located to the 
rear of the site facing an open public car park. Both adjoining neighbours have rear additions to 
the shop buildings, although on a smaller scale than this proposal. It appears that the upper 
storeys of No. 18 Sun Street are vacant offices and the upper storeys of No. 22 are residential. 
The additions to the existing property would extend approximately 3m beyond the rear wall of the 
three storey section of No. 18 and approximately 1m beyond the rear wall of the three storey 



section of No. 22. Both these properties have mansard roofs with rear dormer windows. The 
dormer window most affected by these extensions, No. 18, serves a vacant office and this 
proposal would not be unduly detrimental to working conditions within the neighbouring site. The 
more important neighbouring window in terms of protection against loss of amenity is that in No. 
22, which would only be marginally affected by the extensions due to the small increase in depth 
at this point. 
 
The rear building would be sufficient distance from these dormers to not result in an undue loss of 
light or visual amenity and have been carefully designed to ensure against loss of privacy to the 
neighbours. The two storey building to the rear of No. 18 Sun Street, which appears to contain a 
residential property above, has no side or rear windows and as such would not be effected by this 
proposed development. 
 
The relationship between the extended existing building and the new build to the rear has been the 
subject of pre-application discussions with the previous planning officer and carefully designed to 
ensure there would be no loss of privacy or amenity to future occupiers. The new build has no first 
floor rear windows (overlooking the terrace served by the first floor rear flat in the existing 
building), but instead would receive light and visual amenity from glazed roof lights, and the rear 
windows to the second floor of the new building would be obscure glazed to avoid overlooking of 
the occupants of the main building. Whilst this design would not result in the best level of light or 
outlook to the first floor rear flat in the new building, and would limit the light and outlook to the 
second floor rear flat in the new building, the dwellings would get sufficient light and outlook and 
therefore this would not justify refusing the application. 
 
The only amenity space provided on this development is in the form of a roof terrace served by the 
first floor rear flat in the existing building. Notwithstanding this, given the site’s location within a 
town centre (where amenity space for residential flats is low if not non-existent), and in close 
proximity to Abbey Gardens (a large public amenity area), this lack of private or communal 
amenity space is deemed acceptable. 
 
Design 
 
After the previously withdrawn application, and prior to the submission of this proposal, pre-
application discussions were undertaken between the applicants and the Conservation Officer of 
the council. The proposed appearance of the rear building was drawn up by the Conservation 
Officer, and as such has been specifically designed to retain the character and appearance of the 
conservation area. There is a current design brief being drawn up by Essex County Council 
Historic Buildings Officer for Darby Drive, and this proposal has been used as a good example for 
this. Although three storeys in height the new build would appear as two storeys with rooms in the 
roof (served by gable ends). There are several other examples of two and two-and-a-half storey 
buildings fronting onto Darby Drive, and as such it is not considered that this building would 
appear over dominant within the street scene. 
 
A similar development was approved in 2007 for the works to No. 30 Sun Street, and other 
properties backing onto Darby Drive are interested in undertaking similar developments. There has 
been a precedent set within Darby Drive for this sort of development, and this particular scheme 
would set a positive precedent in terms of the specific design. As such this proposal would not be 
detrimental to the character, appearance or historic interest of the street scene and would not 
detrimentally impact on the setting of the adjoining Grade II listed building. 
 
The alterations to the existing building fronting Sun Street would be to the rear, with there being no 
alterations to the historic town centre frontage. The new ridged roof to the rear of the building 
would match the existing to the front (and that which it replaces), and whilst it would extend across 
the rear of the lower mansard roofed section it would not be visible from the street scene due to 
the 7.5m set back. 



 
The town council has objected to the application due to the increased roof height. Whilst an 
additional ridged roof would be added behind the existing front ridge (replacing a second existing 
ridge), this would be no higher than the existing ridge and would not be visible from the front of the 
site. The proposal would result in a section of flat roof between the two ridges which, whilst not 
ideal, would not be visible from the surrounding area. There are other examples of flat topped and 
flat sections of roofs within the locality and as such this new roof design would not be detrimental 
to the character of the conservation area. 
 
Loss of Employment 
 
The application site currently consists of a building society at ground floor and offices on the upper 
storeys. Whilst the loss of employment sites is generally resisted unless certain criteria are met, 
particularly in key areas such as this, the applicant is currently redeveloping an alternative, 
replacement site for this office use in Brooker Road, Waltham Abbey.  Although it has not been 
shown that the offices as existing are insufficient for modern use or have been marketed for a 
sufficient period of time, as these offices have been provided in another location within the 
surrounding area this is sufficient to justify the loss of the offices at this site. Also PPS6 states in 
paragraph 2.21 that “residential or office development should be encouraged as appropriate uses 
above ground floor retail, leisure or other facilities within centres.” 
 
Impact on Town Centre 
 
The ground floor building society will remain and there would be no change to the historic town 
centre fascia. Given the sites sustainable location within the town centre and being well served by 
public transport, this property would be well suited for residential development. Although there 
would be a loss of employment at this site, as stated above, its replacement elsewhere in Waltham 
Abbey and introduction of residential use (which would provide a different type of user to the town 
centre and result in ‘eyes on the street’ during dead times) would not be detrimental to the vitality 
and viability of the town centre. 
 
The proposed development would make use of previously developed land, as encouraged by 
Local Plan policy H2A and PPS3, and would contain an acceptable dwelling mix. This would 
consist of 6 no. one bed flats, and 4 no. two bed flats, which would provide much needed small 
accommodation to the area and would be the ideal size properties for this location. 
 
Whilst the provision of 10 or more dwellings requires a 10% provision of ‘lifetime homes’ to be 
secured, given the constraints of the site (primarily in that the flats are to be located on first and 
second storeys served by stairways, and alterations to this would be difficult given the visual 
constraints of the conservation area, the need to retain the ground floor shop unit, and the 
provision of off-street parking), the need to meet ‘lifetime home’ standards would not be relevant in 
this instance. 
 
Highways and Parking 
 
The proposed parking area would be located on the ground floor and accessed directly off of 
Darby Drive. Given the accessible and sustainable location of the site the requirement for off-street 
parking provision would be minimal. There are four parking spaces proposed on the ground floor, 
which would be enclosed from Darby Drive through the installation of traditional style garage doors 
(which can be conditioned to be finished in painted timber). Although the spaces have not been 
laid out on the submitted plans a detailed layout can be sought and agreed prior to 
commencement. 
 



Darby Drive is a small no-through road that serves the rear of the properties on Sun Street and 
leads to a public car park. The existing site has a rear parking area served by this road, and the 
creation of an enclosed parking area would not cause any further impact on highway safety. 
 
Sustainability 
 
The applicant proposes to use sustainable materials for the development to both provide a high 
level of insulation and to achieve a good code level for Sustainable Homes rating. 
 
The application site is located within a flood risk assessment zone and would result in the total 
impermeable area of the site being 377 sq. m. Due to this a flood risk assessment is required to 
comply with Local Plan policy U2B and PPS25. This however can be covered by a planning 
condition. 
 
Conclusion: 
 
The proposed extension and new build would not be detrimental to the character or appearance of 
the main dwelling, the street scene, the conservation area or the setting of the adjoining listed 
building. There would be no detrimental loss of amenity to neighbouring dwelling or the future 
occupiers of the site. Whilst there would be a loss of employment this is being replaced elsewhere 
in Waltham Abbey and the proposal would not impact on the vitality or viability of the town centre. 
As such this proposal is deemed as acceptable and is therefore recommended for approval. 
 
SUMMARY OF REPRESENTATIONS: 
 
TOWN COUNCIL – Object to the increased roof height. 
 
18 SUN STREET – Object as the height of the new building to the rear would dominate the street 
scene and the side dormer windows would result in a loss of privacy. The application is considered 
overdevelopment of the site. 
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Application Number: EPF/1118/08 

Site Name: 20 Sun Street, Waltham Abbey,  
EN9 1EE 

Scale of Plot: 1/1250



Report Item No: 3 
 
APPLICATION No: EPF/1380/08 

 
SITE ADDRESS: Former Thomas Tallis School 

Hillhouse 
Waltham Abbey 
Essex 
EN9 3EL 
 

PARISH: Waltham Abbey 
 

WARD: Waltham Abbey Paternoster 
 

APPLICANT: Runwood Homes PLC 
 

DESCRIPTION OF PROPOSAL: Demolition of existing vacant single storey school building and 
erection of proposed nursing home. 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
CONDITIONS  
 
 

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

2 The development shall be carried out in accordance with the amended plans 
received on 19/08/08 and 02/09/08 unless otherwise agreed in writing with the Local 
Planning Authority. 
 

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

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

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

6 Wheel washing or other cleaning facilities for vehicles leaving the site during 
construction works shall be installed in accordance with details which shall be 
submitted to and agreed in writing by the Local Planning Authority and these 
facilities installed prior to the commencement of any building works on site, and shall 
be used to clean vehicles leaving the site. 
 



 
7 No tree, shrub, or hedge which are shown as being retained on the approved plans 

shall be cut down, uprooted, wilfully damaged or destroyed, cut back in any way or 
removed other than in accordance with the approved plans and particulars, without 
the written approval of the Local Planning Authority.  All tree works approved shall 
be carried out in accordance with British Standard Recommendations for Tree Work 
(B.S.3998: 1989).   
 
If any tree shown to be retained in accordance with the approved plans and 
particulars is removed, uprooted or destroyed, or dies, or becomes severely 
damaged or diseased within 3 years of the completion of the development, another 
tree, shrub, or hedge shall be planted at the same place, and that tree, shrub, or 
hedge shall be of such size, specification, and species, and should be planted at 
such time as may be specified in writing by the Local Planning Authority.   
 
If within a period of five years from the date of planting any replacement tree is 
removed, uprooted or destroyed, or dies or becomes seriously damaged or defective 
another tree of the same species and size as that originally planted shall be planted 
at the same place, unless the Local Planning Authority gives its written consent to 
any variation.  
 

8 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) have 
been submitted to an approved in writing by the Local Planning Authority, and these 
works shall be carried out as approved.  These details shall include, as appropriate, 
and in addition to details of existing features to be retained: proposed finished levels 
or contours; means of enclosure; car parking layouts; other vehicle artefacts and 
structures, including signs and lighting and functional services above and below 
ground.  Details of soft landscape works shall include plans for planting or 
establishment by any means and full written specifications and schedules of plants, 
including species, plant sizes and proposed numbers / densities where appropriate.  
If within a period of five years from the date of the planting or establishment of any 
tree, or shrub or plant, that tree, shrub, or plant or any replacement is removed, 
uprooted or destroyed or dies or becomes seriously damaged or defective another 
tree or shrub, or plant of the same species and size as that originally planted shall 
be planted at the same place, unless the Local Planning Authority gives its written 
consent to any variation. 
 

9 No development shall take place until a schedule of landscape maintenance for a 
minimum period of five years has been submitted to and approved in writing by the 
Local Planning Authority.  The schedule shall include details of the arrangements for 
its implementation.  Development shall be carried out in accordance with the 
approved schedule. 
 

10 Before the occupation or use of any phase or part of the development, whichever is 
the soonest, a Landscape Management Plan (LMP) shall be submitted to and 
approved by the LPA. 
 
The LMP shall contain a statement of the long-term aims and objectives covering all 
elements of the implementation of the agreed landscape scheme and full details of 
all management and establishment operations over a five-year period, unless 
otherwise agreed in writing by the LPA.  It shall also include details of the relevant 
management, and supervisory responsibilities. 
 
 



The LMP shall also include provision for a review to be undertaken before the end of 
the five year period.  A revised LMP shall be submitted for the agreement of the LPA 
before five years has expired.  The revised details shall make similar provisions for 
the long term maintenance and management of the landscape scheme.  The revised 
scheme shall also make provision for revision and updating. 
 
The provisions of the LMP, and subsequent revisions shall be adhered to and any 
variation shall have been agreed beforehand in writing by the LPA.  No trees, 
shrubs, hedges or other plants shall be removed for the duration of the Landscape 
Management Scheme or it revisions, without the prior written approval of the LPA.  
Any trees, shrubs, hedges or other plants being so removed shall be replaced in the 
first available planting season by an equivalent replacement or replacements to the 
satisfaction of the LPA.  Management of the landscape scheme in accordance with 
the LMP or their agreed revisions shall not cease before the duration of the use of 
the development unless agreed in writing by the LPA. 
 

11 The development, including site clearance, must not commence until a tree 
protection plan, to include all the relevant details of tree protection has been 
submitted to the Local Planning Authority and approved in writing.  Works to be 
carried out in accordance with the submitted Arboricultural Impact Assessment  
dated 24th June 2008 and revised 29th August 2008. 
 
The statement must include a plan showing the area to be protected and fencing in 
accordance with the relevant British Standard (Trees in Relation to Construction-
Recommendations; BS.5837:2005).  It must also specify any other means needed to 
ensure that all of the trees to be retained will not be harmed during the development, 
including by damage to their root system, directly or indirectly. 
 
The statement must explain how the protection will be implemented, including 
responsibility for site supervision, control and liaison with the LPA. 
  
The trees must be protected in accordance with the agreed statement throughout 
the period of development, unless the Local Planning Authority has given its prior 
written consent to any variation. 
 

12 The parking area shown on the approved plan shall be provided prior to the first 
occupation of the development and shall be retained free of obstruction for the 
parking of residents (staff) and visitors vehicles. 
 

13 A flood risk assessment shall be submitted to and approved by the Local Planning 
Authority prior to commencement of development.  The assessment shall include 
calculations of increased run-off and associated volume of storm detention using 
Windes or other similar programme.  The approved measures shall be undertaken 
prior to the first occupation of the building hereby approved and shall be adequately 
maintained in accordance with a management plan to be submitted concurrently 
with the assessment. 
 

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



Prior to carrying out a phase 1 preliminary investigation, a protocol for the 
investigation shall be agreed in writing with the Local Planning Authority and the 
completed phase 1 investigation shall be submitted to the Local Planning Authority 
upon completion for approval. 
 
Should a phase 2 main site investigation and risk assessment be necessary, a 
protocol for this investigation shall be submitted to and approved by the Local 
Planning Authority before commencing the study and the completed phase 2 
investigation with remediation proposals shall be submitted to and approved by the 
Local Planning Authority prior to any remediation works being carried out. 
 
Following remediation, a completion report and any necessary maintenance 
programme shall be submitted to the Local Planning Authority for approval prior to 
first occupation of the completed development. 
 

15 All construction/demolition works and ancillary operations (which includes deliveries 
and other commercial vehicles to and from the site) which are audible at the 
boundary of noise sensitive premises, shall only take place between the hours of 
07.30 to 18.30 Monday to Friday and 08.00 to 13.00 hours on Saturday, and at no 
time during Sundays and Public/Bank Holidays unless otherwise agreed in writing by 
the Local Planning Authority. 
 

16 Prior to occupation of the building hereby approved, equipment shall be installed to 
suppress and disperse cooking/food preparation fumes and odours. Details of the 
equipment shall be submitted to and approved in writing by the Local Planning 
Authority prior to installation and the equipment shall be installed and in full working 
order to the satisfaction of the Local Planning Authority prior to the commencement 
of use. The equipment shall be effectively operated and maintained thereafter until 
the use ceases. 
 

17 The rating of noise (as defined by BS4142:1997) emitted from any air 
conditioning/condenser units/mechanical plant shall not exceed 5dB(A) above the 
prevailing background noise level. The measurement position and assessment shall 
be made according to BS4142:1997. 
 

18 Prior to occupation of the building hereby approved a scheme providing for the 
adequate storage of both clinical and other refuse shall be submitted to and 
approved by the Local Planning Authority in writing, and retained as such thereafter. 
 

19 Deliveries and collections to and from the development shall be restricted to 
between: 08:00-18:00 Mondays to Fridays; 09:00-14:00 Saturdays; and shall not 
take place on Sundays or Bank Holidays. 
 

 
 
 
 
 
This application is before this Committee since it is an application for development of a significant 
scale and/or wider concern and is recommended for approval (Pursuant to Section P4, Schedule A 
(c) of the Council’s Delegated Functions) and the recommendation differs from the views of the 
local council (Pursuant to Section P4, Schedule A (g) of the Council’s Delegated Functions). 
 



Description of Proposal: 
 
Consent is being sought for the demolition of the existing vacant single storey school building and 
the erection of a proposed nursing home. The proposed nursing home would be 74m wide and a 
maximum of 32.5m deep and would be a rough E shape incorporating a courtyard, parking area 
and amenity space. The building would predominantly be three storeys high, with a ridge height of 
10.7m (excluding lantern), however the eastern and western wings (arms) would be two storeys 
high to a ridge height of 8m (excluding lanterns). This building would house 97 bedrooms 
(misquoted as 96 on the application form), with associated day rooms, recreational areas, staff 
facilities and toilets. The development proposes 20 parking spaces and would be accessed off of 
Neal Court. 
 
Description of Site: 
 
The application site is a vacant plot containing single storey school buildings, and is accessed 
from the shared access that serves the existing Hillhouse Primary School. It is located to the East 
of Neil Court in a predominantly residential area (excluding the neighbouring school building).  
Bordering the site to the east is a green open space, with Hillhouse Primary School adjoining the 
site to the south. To the north and west are residential flats and associated pedestrian access 
routes and green spaces. The site is located within a Flood Risk Assessment Zone and there are 
several recently preserved trees within the area. 
 
Relevant History: 
 
EPF/0896/07 - Outline planning application for a residential development – refused 20/07/08 
EPF/0001/08 - Outline planning application for a residential development (revised application) – 
withdrawn 18/04/08 
 
Policies Applied: 
 
CP1 – Achieving sustainable development objectives 
CP2 – Protecting the quality of the rural and built environment 
CP3 – New development 
CP4 – Energy conservation 
CP5 – Sustainable building 
CP6 – Achieving sustainable urban development patterns 
CP7 – Urban form and quality 
CF2 – Health care facilities 
CF12 – Retention of community facilities 
DBE1 – Design of new buildings 
DBE2 – Effect on neighbouring properties 
DBE3 – Design in urban areas 
LL5 – Protection of urban open spaces 
LL6 – Partial development of urban open spaces 
LL10 – Adequacy of provision for landscape retention 
LL11 – Landscaping schemes 
LL12 – Street trees 
ST1 – Location of development 
ST2 – Accessibility of development 
ST4 – Road Safety 
ST5 – Travel plans 
ST6 – Vehicle parking 
U2B – Flood Risk Assessment Zones 
 



Issues and Considerations: 
 
Principle of development 
 
There have been previous proposals on this site for redevelopment to purely residential (rather 
than a residential nursing home). In principal this was deemed as acceptable given the 
predominantly residential area where the site is located. The proposed nursing home would be 
located on school land zoned as open space, however it does not appear that there is a long term 
requirement for the retention of this land for educational purposes.  As such the redevelopment of 
the site for an alternative community use would be in accordance with Local Plan policy CF12, 
would accord with policy CF2 relating to the location of health care facilities, and would be 
preferable to residential use.  Sports England were consulted on the application with regard to the 
impact on the playing field and have concluded that the playing pitches of the adjoining school 
would not be adversely impacted and have raised no objection to the proposal. 
 
The application site is located within an existing urban area well served by public transport and is 
close to local facilities. This is a very sustainable location, where many visitors and staff will have 
access to public transport or would be within walking distance of the site and where residents 
primarily rely on transport by foot. 
 
Design 
 
The proposed building would be three storeys high at the central section, dropping to two storeys 
height at the eastern and western wings. Whilst the immediate surrounding properties are all two 
storeys high they have a recurring mono-pitched roof design, which has been mirrored on the 
recent Hillhouse Primary School extension, that visually increase the height and bulk of the 
surrounding buildings. The proposed nursing home would have low pitched tiled roofs to reduce 
the overall height of the property and to bring the building more in line with the overall heights of 
surrounding properties. 
 
The proposed nursing home would be of a residential design in both scale (floor heights, windows, 
door openings, etc.) and proposed materials. The footprint of the building would be E shaped to 
create a courtyard, parking area and amenity space between the arms which, combined with the 
changing roof heights, would help break up the linear elevations of the building. 
 
The layout of the building (internally and externally) has been designed to national standards 
required for nursing homes, and provides significant communal amenity space for residents, 
visitors and staff. The entrance area has been designed as a focal point immediately identifiable 
when approached from the entrance to the site (Neal Court). 
 
Amenity considerations 
 
As previously stated there are significant communal areas proposed for residents, visitors and 
staff. These have been carefully designed and are varied in their overall ambiance and 
appearance. These would range from a courtyard area with central water feature, screened off 
grassed areas, and decked areas. These would provide sufficient amenity space for future 
occupiers of the site. 
 
The internal layout of the proposed nursing home has been specifically designed so as not to 
result in a loss of privacy to neighbouring properties. To the west is a two storey block of flats 
which, whilst only having front doors and frosted glazed windows overlooking the site, have their 
main frontage (access) directly opposite the site. Due to this the rooms directly overlooking this 
area would consist of staff rooms, day rooms, and other non-habitable rooms rather than 
residents’ bedrooms where the majority of time would be spent by future occupiers. 
 



To the north of the site are large blocks of flats separated from the site by some green open space 
and a pedestrian access route. The flats to the north sit at a right angle to the main bulk of the 
proposed nursing home and contain no flank windows. As such there would be no loss of privacy 
to these properties. 
 
To the east of the site is open green space which does not require protection from overlooking, 
and to the south is Hillhouse Primary School. Again the internal layout of the building has been 
designed so that the only windows overlooking the school serve stairwells and dayrooms, and as 
such there would be no loss of privacy. 
 
Details regarding the kitchen extract flues would be required to ensure there is no loss of amenity 
to neighbours as a result of cooking odours. Details regarding clinical waste will also be needed. 
These issues can however be covered by condition. 
 
Access and parking 
 
The previous application (EPF/0896/07) was refused on the following grounds: 
 

The proposed access arrangements would, by reason of their design and layout, create 
conditions prejudicial to the free flow of traffic and highway and pedestrian safety. 

 
The proposed access is an acceptable layout and would utilise the existing entrance to Hillhouse 
Primary School. An additional set of gates have been added to the primary school at the entrance 
to the car park so that, if this application is approved, the first set of gates (at the end of Neal 
Court) can be removed without compromising the security of the school. 
 
The proposed parking arrangement is in a logical location adjacent to the entrance and close to 
the car park for Hillhouse Primary School. There has been space allocated for bicycle and 
powered two wheeled vehicle parking and for refuse, and some trees and landscaping have been 
proposed/retained to soften the appearance of the parking area. There are 20 parking spaces 
proposed (including 2 disabled spaces), with the average age of residents being proposed at 70 
and over. Due to this the spaces would predominantly be used by staff and visitors which, given 
the sustainable location of the site, would be sufficient.  The adopted car parking standards for 
care homes sets a maximum parking provision of 33 spaces for a development of this size, but in 
this urban location 20 spaces is considered to be sufficient and in accordance with Government 
guidance aimed at reducing reliance on the car.  Essex County Highways have raised no objection 
to the proposal. 
 
Landscaping 
 
There are nine trees covered by a recent Tree Preservation Order on this site.   These trees are 
denoted on the submitted drawing no. DFC 209 TPP Revision A, as G1 (3 limes) T1 and T2 (both 
limes) T6 (alder) T10 (Rowan) T11 (London Plane) and T13 (Elm).  On the revised drawing, dated 
02/09/08, six of these trees are shown as being retained. These are the three limes in G1, T10 
(Rowan), T11 (London Plane) and T13 (elm).   
 
This revised drawing includes a proposal to fell thirteen trees in total (3 of which are preserved) 
and retain seven with the revised landscape plan proposing to plant an additional fifteen new 
trees. These new trees would strengthen the screening on the western boundary and provide 
some screening on the eastern boundary. The two new birch trees on the southern end of the site 
would also compensate for the loss of some of the trees within the site. 
 
The revised plans dated 19/08/08 show the footprint of the building being an additional 1m further 
away from the London Plane, which is an improvement on the original submitted drawings, and 
allows for the future potential growth of this tree.  Within the Arboricultural Impact Assessment is a 



methodology for the future management of this tree, along with all other preserved trees, and 
subject to tree preservation conditions this is felt to be acceptable. In light of this it is reasonable to 
accept the loss of the preserved trees T1 and T2 (two limes), and T6 (an alder). 
 
Flood risk 
 
The application site is located within a Flood Risk Assessment Zone and has a roof area 
exceeding 1700 sq. m. A flood risk assessment was submitted with the application, however this 
fails to meet the requirements set out by the Local Planning Authority. The return period required 
is 1:100 plus 30% for climate change, attenuation to green fields is required, and further consents 
are required (by the utility company if drainage is discharged to an existing outlet or by Land 
Drainage if it is discharged to natural drains). Notwithstanding this, the proposal can be erected 
with suitable measures in place so the submission of a further flood risk assessment can be 
sought via condition. 
 
Sustainability 
 
As previously mentioned the application site is in a sustainable location within an existing urban 
area. As well as this the proposed nursing home has been designed to take full advantage of its 
south facing elevation, providing amenity areas and the south facing windows with natural light 
and heat. Also the inclusion of the roof lanterns provides natural light to otherwise dark internal 
corridors. Sustainable building materials are proposed as well as grey water use for watering the 
landscaped areas. The provision of soft landscaping and planting will also promote better 
biodiversity to the site than that which currently exists. 
 
Conclusion: 
 
The proposed development is an acceptable use in a sustainable urban location. It would be 
designed to enhance the overall appearance of the area and would incorporate a large amount of 
tree and landscape retention and provision. It would provide a community use and would reuse a 
currently vacant, run-down previously developed site. The development would not be detrimental 
to neighbouring amenities, flood risk, or highways and, subject to several planning conditions, 
would comply with all relevant Local Plan policies. Therefore this proposal is recommended for 
approval. 
 
SUMMARY OF REPRESENTATIONS: 
 
TOWN COUNCIL – Object as there is insufficient parking and vehicle access and egress to the 
site and they are concerned that the development would increase the strain on existing water 
supply, sewage disposal, etc. 
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with the permission of the Controller of Her 
Majesty's Stationery. (c) Crown Copyright. 
Unauthorised reproduction infringes Crown 
Copyright and may lead to prosecution or civil 
proceedings.  
 
EFDC licence No.100018534 

Agenda Item 
Number: 

3 

Application Number: EPF/1380/08 

Site Name: Former Thomas Tallis School, 
Hillhouse, Waltham Abbey, EN9 3EL 

Scale of Plot: 1.2500 


