
Report Item No: 1 
 
APPLICATION No: EPF/1737/08 

 
SITE ADDRESS: Nazeing Golf Club 

Middle Street 
Nazeing 
Essex 
EN9 2LW 
 

PARISH: Nazeing 
 

WARD: Broadley Common, Epping Upland and Nazeing 
 

APPLICANT: Nazing Golf Club 
 

DESCRIPTION OF PROPOSAL: Alterations and change of existing club house to a single 
dwelling and erection of garage, use of part of existing golf 
course as parkland with the remainder reverting to agricultural 
use.  
 

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 residential curtilage of the dwelling hereby approved shall only relate to the area 
indicated on plan Ref: 0817/P/2 (Plan showing extent of residential curtilage). 
 

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

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

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

6 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.  
 

7 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. 
 
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. 
 

8 The development, including site clearance, must not commence until a scheme of 
landscaping and a statement of the methods of its implementation have been 
submitted to the Local Planning Authority and approved in writing. The approved 
scheme shall be implemented within the first planting season following the 
completion of the development hereby approved.  
 
The scheme must include details of the proposed planting including a plan, details of 
species, stock sizes and numbers/densities where appropriate, and include a 
timetable for its implementation.  If any plant dies, becomes diseased or fails to 
thrive within a period of 5 years from the date of planting, or is removed, uprooted or 
destroyed, it must be replaced by another plant of the same kind and size and at the 
same place, unless the Local Planning Authority agrees to a variation beforehand, 
and in writing. 
 
The statement must include details of all the means by which successful 
establishment of the scheme will be ensured, including preparation of the planting 
area, planting methods, watering, weeding, mulching, use of stakes and ties, plant 
protection and aftercare.  It must also include details of the supervision of the 
planting and liaison with the Local Planning Authority. 
 
The landscaping must be carried out in accordance with the agreed scheme and 
statement, unless the Local Planning Authority has given its prior written consent to 
any variation. 
 



9 The building previously approved under EPF/2347/04 shall not be erected. Should 
the building be erected prior to the commencement of the development hereby 
approved, it shall be removed within three months of the occupation of the site. 
 

 
 
This application is before this Committee since it is an application for a non-householder 
development and the recommendation differs from more than one expression of objection 
(Pursuant to Section P4, Schedule A (f) of the Council’s Delegated Functions). 
 
ADDITIONAL INFORMATION: 
 
The application was deferred at the previous committee to allow for further information on the 
following: 
 

1 The viability of the Golf Course and the potential impact on the surrounding community. 
Concern was expressed with regards to the loss of this site as a recreational facility, which 
may have a wider harm to the interests of maintaining a sustainable rural community. 

2 Concern was expressed with regards to how the remainder of the golf course would be 
‘reverted back to agricultural use’ as the remaining golf course land is not shown on the 
location plan as being within the application site (outlined in red) or in other land under the 
applicant’s ownership (outlined in blue). Also the method on how this would be reverted 
back to agricultural land was questioned (i.e. whether it would be sold in its current state 
and any operational works undertaken by the new owners, or whether it would be reverted 
to land ready for farming and then sold on). 

3 Clarification that the application has been made legally by ‘Nazeing Golf Club’ and that it 
has been submitted in accordance with the rules and guidelines of Nazeing Golf Club. 

 
The following information/comments were received by the Agent in response to the above: 
 
1. “The viability or otherwise of the existing facility is considered to be a private business 

matter of the owners, and their financial situation is not a matter that should be placed in 
the public arena, nor should it be relevant to the Council as Planning Authority.” 
“Consideration of this planning application should be on its own merits, and does not need 
to have regard to any viability test that is applied to such matters as agricultural occupation 
conditions.” 
“All the relevant Planning Policies have been addressed in the planning application, and 
the report sets out a list of 20 Policies that have been applied to the application, none of 
which give cause for objection.” 
“There is no specific Policy in the Local Plan that requires applications such as this to be 
subject of a marketing exercise, nor would any results from such an exercise be of 
assistance in assessing the planning merits of the application.” 
 

With regards to the last comment, the relevant planning policy relating to this marketing exercise 
would be CF12 (Retention of community facilities), which states that: 
 
Permission will only be granted for proposals which will entail the loss of a community 
facility where it is conclusively shown that: (i) the use is either no longer needed or no 
longer viable in its current location; and (ii) the service, if it is still needed, is already, or is 
to be, provided elsewhere and accessible within the locality to existing and potential users. 
Where planning permission is granted for proposals that will entail the loss of a community 
facility, the Council will consider favourably alternative uses which fulfil other community 
needs and which satisfy other policies of the plan. Where there is an identified need for 
another facility, the Council will have to be satisfied that the site is unsuitable for that use 
prior to considering the site for open market housing or other commercial proposals. 



 
Despite the site being in private ownership, this does not exclude it from being considered a 
community facility. 
 
The reply to this was that: 
 

“The detailed consideration of viability and availability of alternative facilities has already 
been fully set out in the Planning Submission Document dated August 2008 and I would 
direct your attention to pages 3-5 that deal with these matters.” 
“The 'community facility' referred to is operated as a private business and how this is 
undertaken is in the control of the owners. It cannot be a relevant planning consideration in 
the context of the planning merits of this application nor can the proposals as a whole be 
determined on such a basis.” 
“It should also be noted that when in the past the owners have sought to expand the 
business operation to improve viability, there has been objection from local residents and 
opposition from the Council both in respect of planning and licensing requirements.” 

 
2. “Although the lawful use of the site is a golf club, this use in its totality will cease on the 

implementation of planning permission, and it is suggested that to satisfy the concerns 
expressed by some of the Councillors, a Condition of approval could be imposed to the 
effect that within 6 months of the dwelling being occupied the remainder of the golf course 
use shall cease. The whole of the existing golf club site forms the scope of the application, 
and if any plans need to be amended please advise: as necessary the submitted plan can 
include this total area within the red line.” 
“The area released from golf club use would revert back to some form of agricultural use, 
and the type of agricultural operation would be dependant on market conditions at that 
time.” 

 
The amendment of the red line (site area) could not be done as an amendment to this existing 
plan but rather would need to be submitted as a new application. It would be possible to amend 
the location plan to show the remainder of the golf course as ‘land under the applicant’s 
ownership’, and the applicant’s agent has indicated that this will be submitted before the next 
committee.  In which case a condition could be added to secure the cessation of the golf use of 
this land.  The cessation of the use in effect reverts the land back to agriculture, as that is the only 
use that could be carried out on the land without the need for any planning permission. Clearly we 
cannot require that the land is actually farmed.  As the land in question would still not be located 
within the red lined site area the description of the proposal would need to be amended to remove 
the reference to the remainder of the golf course. The other suggestion on how to control the 
remaining golf course land was that a simple S106 agreement could be submitted relating to the 
remainder of the land. The reply to this was: 
 

“An S106 Agreement seems wholly unnecessary, when the terms of the application are 
clear and if approved will have to be carried out in accordance with the details as submitted 
and considered, that include the cessation of the golf course use as an integral part of the 
overall scheme and could be conditioned as such.” 

 
3.  With regard to the legality of the application, the applicant is listed as Nazeing Golf Club, 
and the applicant’s agent has confirmed that the golf club have a lease on the land of more than 7 
years which under the regulations makes them an “owner of the land”.  The freehold owners of the 
land are the Spellers and they are also the owners of the Golf Club.  Although somewhat of a 
technicality, as the application is in the name of the Golf Club, certificate B should have been 
submitted, confirming that the freehold owners had been notified of the application, this has now 
been submitted, together with confirmation from the freeholders that they were aware of the 
application (as they are also the owners of the golf club).  With regard to the issue of the golf club 
rules the applicant’s agent responded as follows. 



  “The relationship of golf club members to the owners of the site is a private matter and 
there are no grounds whereby Councillor Watts (or for that matter any other Councillor) 
could be sued by any of those members, if planning permission is granted.” 
“Nazeing Golf Club is a private company that leases the site from the owners for the 
purpose of operating the golf club.” 
“The golf club members have no locus in determining how the club operates.” 
 
 

Officers are of the view that this is a separate issue that is not relevant to the determination of the 
planning application.  Planning permission is given or refused not on the basis of who the applicant 
is, and the granting of consent does not override any other legal requirements.  If, in effect, the 
Members of the club have a legal right to continued use of the golf course then granting planning 
permission for change of use of the land will not take away that right. 
 
Other issues 
 
It should also be noted by Councillors that several comments have been received regarding 
potential inaccurate numbers in terms of employees, including comments from the Former Club 
Captain and Handicap Secretary, and the present Vice Captain. The submitted Planning 
Statement states that there are currently 4/5 workers within the club (1 no. employee in the 
clubhouse, 2/3 no. employees on the course and 1 no. golf professional). The comments received 
state that there are between 9 and 13 full-time employees and between 5 and 13 part-time 
employees. 
Officers have asked the applicant to clarify this and the response is that their original figures are 
correct. 
 
Further representations received: 
 
There have been several further representations received since the previous committee. 
 
Objections were received from the following regarding the loss of the golf course as a community 
facility: 
 
5 KINGSMEAD, NAZEING ROAD, NAZEING 
GRINDELWALD, MIDDLE STREET, NAZEING 
18 NORTH STREET, NAZEING 
22 BRISCOE CLOSE, HODDESDON 
34 ROCHFORD CLOSE, TURNFORD 
41 GREENWICH WAY, WALTHAM ABBEY 
2 MANSION HOUSE, MIDDLE STREET, NAZEING 
40 PECKS HILL. NAZEING 
7 STONYSHOTTS, WALTHAM ABBEY 
74 BURLEY HILL, CHURCH LANGLEY 
FRANWELL, TATSFIELD AVENUE, NAZEING 
HIGHTREE, YEWLANDS, HODDESDON 
89 SANDRINGHAM WAY, WALTHAM CROSS 
66 DALE VIEW CRESCENT, CHINGFORD 
THE ACORNS, BELCHERS LANE, NAZEING 
47 CORNER MEADOW, HARLOW 
27 THE OVAL, BROXBOURNE 
16 GRASMERE CLOSE, LOUGHTON 
12 MAPLE SPRINGS, WALTHAM ABBEY 
63 PALMERS GROVE, NAZEING 
PARK LODGE, TATSFIELD AVENUE, NAZEING 
10 ROSLYN CLOSE, BROXBOURNE 



175 MUSLEY HILL, WARE 
 
Objections were received from the following regarding the loss of the golf course as a community 
facility and the loss of employment: 
 
HIGHFIELD LODGE, MIDDLE STREET, NAZEING 
LYNTON, THE LAWNS DRIVE, BROXBOURNE 
33 BROAD STREET, CLIFTON 
82 ST MARGARETS ROAD, STANSTEAD ABBOTTS 
80 GOFFS LANE, CHESHUNT 
7 JOHN ELIOT CLOSE, NAZEING 
53 HIGHLAND ROAD. NAZEING 
136 ST MARGARENTS ROAD, STANSTEAD ABBOTTS 
18 HILLFIELDS, HARLOW 
11 CALDECOT WAY, BROXBOURNE 
34 FIELD WAY, HODDESDON 
3 CHESTNUT GROVE, HODDESDON 
THE LINKS, HERTFORD ROAD, HODDESDON 
REGENCY HOUSE, WHITE STUBBS LANE, BROXBOURNE 
WILLOWS, ST LEONARDS ROAD, NAZEING 
BUCKLEY HOUSE, MIDDLE STREET, NAZEING 
5 NORTH STREET, NAZEING 
57 CHURCHFIELDS, BROXBOURNE 
PARKVIEW COTTAGE, BUMBLES GREEN, NAZEING 
CROOKED BILLET PUBLIC HOUSE, MIDDLE STREET, NAZEING 
LITTLE STILES, BACK LANE, NAZEING 
55 SHEERING ROAD, HARLOW 
7 GRANBY PARK ROAD, CHESHUNT 
CEDARWOOD, MIDDLE STREET, NAZEING 
1 CALDBECK, WALTHAM ABBEY 
 
ADRIENNE HILL LTD., SUITE 3, CHEQUERS PARADE, PRESTWOOD (ON BEHALF OF THE 
MEMBERSHIP OF NAZEING GOLF CLUB) – Object due to the loss of the community facility, loss 
of employment, impact on the Green Belt, the Conservation Area and the existing landscaping. 
 
ORIGINAL REPORT: 
 
Description of Proposal: 
 
Consent is sought for change of use of a golf course club house to a residential property together 
with associated alterations to its external appearance. It is also proposed to erect a detached 
garage and use part of the golf course as private parkland. The remainder of the golf course would 
revert to agricultural use, which does not require planning permission. The proposed external 
alterations would be purely cosmetic, with the main changes being the insertion of small rooflights 
to the roof slopes and the insertion of windows in the gable ends. The access to the site would be 
via Belchers Lane. The proposed garage would be 10.4m wide and 5.5m deep with a pitched and 
part-pitched roof to a height of 4.7m. The garage would be located in front of the dwelling on part 
of the footprint of a previously approved detached building that was not built. 
 
Description of Site: 
 
The application property is currently a 65ha golf course that includes a club house and car parking 
area. Current access to the golf course is via Middle Street, with the Belchers Lane access closed 
off and used only in emergencies. The site is located within the Metropolitan Green Belt and is 
within the Roydon and South Nazeing Conservation Area. The club house is located at the north 



western end of Belchers Lane, with the main frontage and parking area facing south east. There 
are several preserved trees within and bordering the site, amongst other trees and landscaping 
that are not covered by Tree Preservation Orders. 
 
Relevant History: 
 
EPF/1319/87 - Outline application for a golf course – refused 06/06/88 (appeal allowed 24/07/89) 
EPF/1319A/87 - Details of layout of golf course including vehicular access – approved 05/03/90 
EPF/0880/91 - Details of new golf club house (two buildings) 1. Licensed restaurant & bar. 2. 
Changing rooms, shop and new car park and planting – approved/conditions 06/01/92 
EPF/0161/97 - Single storey side extension and new front porch for existing clubhouse – lapsed 
01/10/00 
EPF/2347/04 - Erection of ancillary storage and maintenance building for golf course – 
approved/conditions 18/11/05 
 
Policies Applied: 
 
CP1 – Achieving sustainable development objectives 
CP2 – Protecting the quality of the rural and built environment 
CP3 – New development 
GB2A – Development in Green Belt 
GB8A – Change of use or adaptation of buildings 
GB9A – Residential conversions 
HC6 – Character, appearance and setting of conservation areas 
HC7 – Development within conservation areas 
DBE3 – Design in the Green Belt 
DBE6 – Car parking in new development 
DBE8 – Private amenity space 
DBE9 – Loss of amenity 
E4A – Protection of employment sites 
HC6 – Character, appearance and setting of conservation areas 
HC7 – Development within conservation areas 
ST1 – Location of development 
ST4 – Road safety 
ST6 – Vehicle parking 
LL10 – Adequacy of provision for landscape retention 
LL11 – Landscaping schemes 
 
Issues and Considerations: 
 
The key issues in relation to this application are the acceptability of the development in Green Belt 
terms, amenity considerations, the impact of the loss of a recreational facility and employment site, 
highways and parking implications, the design and whether the proposal would preserve or 
enhance the character and appearance of the conservation area. 
 
The golf course club house was approved and built some 16 years ago, and as such this is well 
established as an existing building in the Green Belt. Local Plan policy GB8A allows for the 
conversion of existing buildings in the Green Belt, provided they meet with the following criteria: 
 

(i) The building is of permanent and substantial structure, capable of conversion 
without major or complete reconstruction, and is in keeping with its surroundings in 
terms of form, bulk and general design; and 

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



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

(iv) The Council is satisfied that works within the last ten years were not completed with 
a view to securing a use other than that for which they were ostensibly carried out; 
and 

(v) The use will not have a significant adverse impact upon the vitality and viability of a 
town centre, district centre, local centre or village shop. 

 
This application complies with all the above requirements and as such is deemed as acceptable to 
convert. Whilst preference is given to employment uses, and extra criteria are in place for 
conversion to residential use under policy GB9A, this application is considered appropriate under 
both these policies. 
 
The use of the club house as a single dwelling would result in a less intensive use of the land 
significantly reducing its impact on both the neighbouring properties and the Green Belt, and would 
result in far fewer traffic and pedestrian movements to and from the site. The majority of the site 
would revert back to agriculture, or be converted to private parkland for the future occupier of the 
site. Although a golf course is acceptable in the Green Belt given its openness and appearance, 
agricultural and park/wildlife use is far more preferable. As such, this proposal would be beneficial 
to the openness and appearance of the Green Belt in line with Local Plan policy GB2A. 
 
Although there is a new detached garage proposed on the site, this is of a size and design 
commonly found in the Green Belt, and would be built partly on the foot print of (and would be 
significantly smaller than) a detached building previously approved on the site. Although that 
building was not built the permission can still be implemented. Due to this the garage would not be 
detrimental to the openness or character of the Green Belt. 
 
As previously stated, the use of the club house as a residential property would be significantly less 
harmful to neighbouring residents than a golf course and club house. The building would be 
relatively unchanged and the level of car parking and vehicle and traffic movements would be far 
reduced. There is proposed landscaping and screening around the site, which would further shield 
neighbouring properties from the existing dwelling. Concern has been raised with regards to the 
reopening of the Belchers Lane entrance and this will be addressed below. 
 
The proposed detached garage block would be typical of outbuildings found in the countryside, 
and would be a considerable distance from the shared boundary with any neighbouring properties. 
As such this would have no impact on neighbours and complies with policy DBE9. 
 
The application site proposes an area of curtilage to the rear of the dwelling. This is more than 
sufficient to comply with the requirements of policy DBE8, and the future occupiers would also 
have access to large areas of private parkland for amenity purposes. 
 
The loss of the golf course as an employment site and recreational resource has been justified by 
the applicant on the grounds that there has been an increasing number of golf courses built over 
the last 16 years and now there is an overprovision of them in this area. Consequently the loss of 
the golf course as a recreational resource would not result in a lack of recreational facilities in the 
locality. 
 
As a result of the overprovision the applicant states there has been a drop in membership at this 
site, and to bring the course back to an agreeable level to meet the needs of the current market 
would require radical changes. These are uneconomical at this location and would result in 
disturbance and a detrimental impact on neighbouring dwellings. The possibility of reusing the site 
for alternative employment use would be unacceptable in this location given the proximity of 
neighbouring residential properties and as it would result in increased vehicle movements to this 
unsustainable location. As such the loss of the small scale employment currently undertaken at 



this site would be acceptable and its reuse as residential rather than alternative employment use 
would be beneficial to the openness and character of the Green Belt. Accordingly, it complies with 
policy E4A. 
 
As previously mentioned the use of the site as a single residential property would significantly 
reduce the level of vehicle movement and parking on the site. The main entrance to the property is 
proposed to be via Belchers Lane, which previously was the traditional entrance to the site. 
Objections have been received with regards to the use of the Belchers Lane entrance, although 
primarily these objections are related to the possibility of the club house later being converted to 
flats. The use of the building as flats would require further planning permission, and if this was 
applied for then the intensified use of the Belchers Road entrance would be addressed. 
Notwithstanding this, the proposed development is for a single dwelling and as such the Belchers 
Road entrance, which currently serves several properties, would be acceptable. Accordingly, the 
proposal complies with Local Plan policy ST4. 
 
The current use has off-street parking space for 100+ cars. The proposed double garage, along 
with the large front garden, would provide more than sufficient off-street parking provision for this 
single house. As such this complies with policy ST6 of the Local Plan. 
 
The alterations to the existing building are minor. There would be some rooflights and gable 
windows added, and some cosmetic changes to give a more homely appearance rather than that 
of a club house; however the main details, openings, size and overall appearance of the building 
would be relatively unchanged. As such this proposal complies with policy DBE3. 
 
Landscaping and further tree screening has been proposed, and a landscaping scheme would be 
required for this site. Also protection to the preserved trees would be required. Subject to 
conditions relating to this, the proposal would comply with Local Plan policies LL10 and LL11. 
 
Having regard to the less intense use of the site, the removal of a large parking area and 
especially the creation of parkland, the proposal would serve to enhance the character and 
appearance of the Nazeing and South Roydon Conservation Area. In that context the alterations to 
the building and proposed garage are acceptable in conservation terms. 
 
There are several existing rights of way on the site, which were previously altered with the 
development of the golf course. These would need permission from Essex County Council to be 
removed or altered, and it is an offence to obstruct them. As such, whilst the impact on these have 
been raised as a concern, this issue is covered by other legislation and would not require a related 
planning condition. 
 
Several objections have been received from members of the golf club in relation to its closure, 
many of which are displeased as they have paid ‘lifetime membership’ to the course, which is now 
in jeopardy. The applicant has given justification as to why the golf course is uneconomical and the 
refusal of planning permission would not necessarily stop the course from closing. Any issues with 
regards to ‘lifetime memberships’ or refunds on this are private matters for members to raise with 
the golf club owners and are not relevant planning issues. 
 
Conclusion: 
 
In light of the above, the proposal would be beneficial to the openness and appearance of the 
Green Belt and to neighbouring residential properties, and would enhance the Conservation Area 
and therefore complies with all relevant Local Plan policies. As such this proposal is recommended 
for approval. 
 
 
 



SUMMARY OF REPRESENTATIONS: 
 
PARISH COUNCIL – No objection but footpaths could be affected which were the subject of 
diversion orders in the past. 
 
SPINDLEWOOD HOUSE, BELCHERS LANE – Object as this could lead to an application for 
apartments, the entrance in Belchers Lane would intensify use in this already narrow road, and as 
there is concern with regards to what would happen with the proposed parkland and agricultural 
land. 
 
TAYS FARM, BELCHERS LANE – Object on same grounds as above. 
 
MARKIN, BELCHERS LANE – Object as this could lead to a change of use to apartments and as 
the road is too narrow to cope with an intensification of use. 
 
HIVE COTTAGE, BELCHERS LANE – Concerned about the access being off of Belchers Lane. 
 
1 BYNERS COTTAGE, BELCHERS LANE – Object due to the entrance at Belchers Lane which is 
inappropriate if the site is used for an elderly care home or flats. 
 
1A BYNERS COTTAGE, BELCHERS LANE – Object to the use of Belchers Lane entrance. 
 
LYNTON – Object to the loss of the golf course and the impact this would have on the users of the 
site. 
 
5 WHITE STUBBS FARM, WHITE STUBBS LANE – Object to the loss of the recreational facility. 
 
22 BRISCOE CLOSE, HODDESDON – Comment about the loss of the golf course. 
 
2 DOVEHOUSE GARDENS – Object to the loss of the golf course as it would not be honouring 
their life membership. 
 
ROBARTA LODGE, HAMLET HILL, ROYDON – Object to loss of the golf course. 
 
CEDARWOOD, MIDDLE STREET – Object to the loss of the golf course. 
 
PUDDLEDUCK COTTAGE, 33 BROAD STREET, CLIFTON – Object to the loss of the golf club. 
 
80 OLD NAZEING ROAD – Object to the loss of the golf course. 
 
2 BERTHOLD MEWS, BEAULIEU DRIVE, WALTHAM ABBEY – Object to the loss of the golf 
course as a local community facility. 
 
THE LINKS, HERTFORD ROAD – Object to the loss of the golf course. 
 
2 TOVEY CLOSE – Object to the loss of the golf course. 
 
HACIENDA EL PALMERAL 14B, ATALAYA DE RIO VERDE – Object to the loss of the golf club 
and impact on existing wildlife. 
 
60 EASTFIELD ROAD, WALTHAM CROSS – Object to the loss of the golf course. 
 
74 BURLEYHILL, CHURCH LANGLEY – Object to the loss of the golf course. 
 
WOODLANDS, MIDDLE STREET – Object to the loss of the golf course. 



13 DOWNLANDS, WALTHAM ABBEY – Object to the closer of the golf course. 
 
66 MALKIN DRIVE, CHURCH LANGLEY – Object to the loss of the golf course. 
 
PENHEALE, BRIARSWOOD, GOFFS OAK – Object to the loss of the golf course and the 
precedent this would send for further applications on the site. 
 
13 DOWNLANDS, WALTHAM ABBEY – Object to the loss of the golf course. 
 
BUCKLEY HOUSE, MIDDLE STREET – Object to the loss of the golf course. 
 
BELCHERS FARM, BELCHERS LANE – Object to increased traffic on Belchers Lane and impact 
from the ‘parkland’ 
 
SLADES, BELCHERS LANE – Object to use of Belchers Lane as main access 
 
HOLYFIELDS, CROOKED MILE, WALTHAM ABBEY – Object to loss of community facility. 
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Site Name: Nazeing Golf Club, Middle Street 
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Report Item No: 2 
 
APPLICATION No: EPF/1955/08 

 
SITE ADDRESS: Land at 

Birchwood Industrial Estate 
Hoe Lane 
Nazeing 
Waltham Abbey 
Essex 
EN9 2RW 
 

PARISH: Nazeing 
 

WARD: Lower Nazeing 
 

APPLICANT: Mr Warren Scott  
 

DESCRIPTION OF PROPOSAL: Change of use, for a temporary 3 year period, from B2 
chipping and composting to a mixed use of B2 chipping and 
composting and B8 storage in association with lawful B2 use, 
including retention of weighbridge and installation of 
portacabin and water tank. 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
CONDITIONS  
 

1 The development hereby permitted must be begun not later than the expiration of 
three months beginning with the date of this notice unless otherwise agreed in 
writing by the Local Planning Authority. 
 

2 This consent shall inure for a limited period expiring 3 years from the date the 
development commences after which there shall be no more than 5000 tonnes or 
18,000 cubic metres of unprocessed wood on the site, whichever is the lesser.  For 
the purposes of this condition the date the development commences shall be 
construed as described in condition 6 of this planning permission. 
 

3 The development hereby approved shall not commence until a scheme for 
controlling dust generated by the use has been submitted to and approved in writing 
by the Local Planning Authority.  The scheme shall include details of the means of 
dust suppression to be used on machinery on site, site roads, chipped wood and 
unprocessed wood.   The approved means of dust suppression shall be installed 
prior to the commencement of the use.  Thereafter the development shall be carried 
out in accordance with the approved scheme for controlling dust unless otherwise 
agreed in writing by the Local Planning Authority. 
 

4 No work in connection with the use hereby permitted shall be undertaken on the site 
on Sundays, Bank or Public Holidays or at any other time except between the hours 
of 0700 and 1700 on Mondays to Saturdays. 
 

5 Notwithstanding the requirements of condition 4 of this planning permission, no 
Heavy Goods Vehicles shall enter or leave the site on Sundays, Bank or Public 



Holidays or at any other time except between the hours 0730 and 1700 Mondays to 
Fridays and between 0800 and 1300 on Saturdays.  For the purposes of this 
condition Heavy Goods Vehicle means a vehicle over 3,500 kg gross weight. 
 

6 There shall be a net reduction in wood on the site of at least 3000 tonnes every 4 
calendar months throughout the life of this planning permission until there is no more 
than 5000 tonnes or 18,000 cubic metres of unprocessed wood on site, whichever is 
the lesser. 
 
Within 7 days of the commencement of the development written confirmation of the 
date the development commenced shall be submitted to the Local Planning 
Authority.  Thereafter documentary evidence of the total amount of wood imported to 
and exported from the site shall be submitted to the Local Planning Authority every 4 
calendar months after the date the development is commenced.  If the net reduction 
over any 4 month period is less than 3000 tonnes no further wood shall be imported 
to the site until the Local Planning Authority gives written notice that it has received 
documentary evidence demonstrating a net reduction in wood on site has been 
achieved amounting to at least 3000 tonnes plus an additional amount in proportion 
to the additional time that has passed before the required evidence is submitted. 
 
Once the amount of unprocessed wood on site is 5000 tonnes or less, thereafter the 
amount of unprocessed material on site shall not exceed 5000 tonnes or 18,000 
cubic metres, whichever is the lesser.  
 
For the purposes of this condition the date the development commenced means the 
first day after the date of this planning permission when either wood is brought onto 
the site or wood is chipped on the site. 
 

 
 
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).  Furthermore, the recommendation also differs from 
more than one expression of objection (Pursuant to Section P4, Schedule A (f) of the Council’s 
Delegated Functions) and it differs from the views of the local council (Pursuant to Section P4, 
Schedule A (g) of the Council’s Delegated Functions). 
 
Description of proposal: 
 
It is proposed to make a material change in the use of land from general industrial purposes (Use 
Class B2) to a mixed use for general industrial and storage purposes (Use Classes B2 and B8).  It 
is also proposed to retain a weighbridge, station a portacabin on the land and erect a water tank. 
 
The proposed storage element of the use is the storage of existing unprocessed wood on the site.  
The proposed industrial element of the mixed use is intended to result in the removal of all stored 
wood other than that which is ancillary to the lawful industrial use of the site. 
 
The industrial elements of the use are chipping wood and production of compost.  One mobile 
chipper capable of handling between 300 and 400 tonnes of material is proposed to be used for 
breaking up unprocessed wood into wood chip.  All chipping and loading machinery would be fitted 
with dust suppression equipment. 
 



Unprocessed wood and chipped wood would be delivered to and taken from the site via the 
weighbridge by HGV with a carrying capacity of 90m3.  The weighbridge is a low structure 
positioned at the entrance to the site from the rest of the industrial estate.  It is required to 
document the quantity of material leaving and entering the site. 
 
The applicant proposes that an average of 100 tonnes of unprocessed wood be imported to the 
site each working day over each calendar month.  All the new imported material would be chipped 
immediately.  The applicant also proposes to chip and remove from site a minimum of 50 tonnes of 
existing stored material stockpiled by a previous occupier of the site. 
 
Imported material would be sorted according to quality prior to its delivery to the site.  There are 
three grades of material.  Chipped Grade A material would be used by power generating 
companies as fuel in power stations while chipped Grade B material would be used by 
manufacturers of chipboard.  Chipped Grade C material would be either disposed of at landfill or 
composted on site and subsequently spread on agricultural land.  That would be the extent of any 
composting. 
 
The existing stored wood on site is Grade C material.  Grades A and B material can have up to 
10% of their mass made up of Grade C material therefore some of the existing material on site can 
be mixed with imported material that is Grades A or B as well as imported Grade C material. 
 
It is intended to work the existing stored material from the centre of the site towards the perimeter 
in a clockwise direction, starting with material adjacent to the western boundary followed by 
material adjacent to the north and finally the eastern boundaries.  The applicant has submitted 
section drawings of the stored material indicating which parts of it would be worked through during 
particular periods of time throughout the life of the planning permission.  The central and western 
part of the site would be cleared during the first year.  During the second year the northern part of 
the site would be cleared while the eastern and southern part of the site will be cleared during the 
third year. 
 
The site would not be completely cleared of unprocessed wood since some will be required for the 
lawful chipping of wood following the expiry of the three year period during which the mixed use is 
proposed.  It is proposed that on or before the expiry of the consent the only stored material on the 
land would be that which is solely ancillary to the lawful industrial use of the site. 
 
The proposed portacabin office (12m in length by a width of 3.25m) would be sited on the north 
side of the weighbridge and would control movements to and from the site.  A cylindrical storage 
tank 6.1m high with a diameter of 6.1m would be erected immediately north of the portacabin and 
be used to store water for dust suppression.  The water storage tank would be finished in plastic 
coated steel and painted dark green. 
 
Description of site: 
 
The site forms the eastern half of an industrial estate situated north of horticultural nurseries on the 
north side of Hoe Lane, Nazeing, approximately 430m north east of the urban area of Nazeing.  
The estate is accessed by a narrow private road that also serves the nurseries.  This site has an 
area of 1.4 hectares and is bounded by open fields to the north and west, the remainder of the 
industrial estate to the east, and a nursery to the south.  Mature trees enclose the western and 
northern and southern site boundaries.  Those trees on the northern two-thirds of the western site 
boundary are the subject of a tree preservation order. 
 
Much of the site is covered by a very large stockpile of waste wood, some of which has spilled 
through the western and northern site boundaries.  The stockpile is about 10-15m high. The 



material is set approximately 6m from the eastern site boundary.  A large earth bund has been 
constructed adjacent to the southern and part of the western site boundary. 
 
The site is situated in the Metropolitan Green Belt.  Although neither the site nor the nurseries to 
the south form part of a conservation area, the part of Hoe Lane off which the site is accessed 
forms the edge of the Nazeing and South Roydon Conservation Area. 
 
Relevant History: 
 
The background to this application is complex and necessary to appreciate in order to understand 
the planning context within which it is submitted. 
 
An enforcement notice was issued on 18/10/84 alleging the making of a material change of use of 
the land at a Mushroom Farm (former Clapham No. 2 Nursery) Hoe Lane, for the trade or business 
of producing compost for use other than on the land, without planning permission. 
 
An appeal against the Notice was allowed, the Notice quashed and planning permission granted 
for the development referred to in the Notice on 29/11/85.  The only condition imposed on the 
permission, limiting the times work in connection with the use may be carried out. 
 
In reaching his decision the Secretary of State described the use as a general industrial use (Use 
Class B2).  This decision established the lawful use of the site as being for general industrial 
purposes and led to the formation of the Birchwood Industrial Estate, of which the application site 
forms part.  The only condition imposed on the planning permission was a requirement that the 
use only be carried out between 0700 and 1700 Mondays to Saturdays. 
 
In 2005 the use of the application site for the production of wood chippings commenced together 
with considerable ancillary storage.  Following investigation and seeking Counsel’s opinion it was 
concluded that the use was a general industrial use and consequently did not amount to a breach 
of planning control. 
 
Continuing investigation and regular site visits during 2006 and 2007 showed there to be an 
increase in the amount of wood stored on the site, to the point where the storage of wood 
appeared to be the primary use.  In order to clarify this, the Council commissioned a survey of the 
site in June 2007 that estimated the volume of processed material on site was 1,605m3, whilst the 
unprocessed was estimated to be 90,465m3. 
 
On 8/08/07 two enforcement notices were issued relating to elements of the use: the stationing of 
shipping containers and the construction of a weighbridge on the land.  The notices required their 
removal and subsequently the containers were removed.  The weighbridge remains on the land for 
the time being with the agreement of officers. 
 
Shortly after the issue of the enforcement notices on 8/08/07 the ownership of the site changed 
and the then contracted purchaser removed the previous occupier of the site, Essex Wood Ltd, 
from the land. 
 
Thereafter no further waste wood has been imported to the site and discussion about the best way 
of removing the large amount of unprocessed wood from the site between the owner, the Council’s 
Environmental Health Team and the Environment Agency took place.  The outcome of the 
discussion was that incineration on site is not permissible and the material would have to be taken 
out by road. 
 
Notwithstanding the new owners intention to remove the unprocessed wood from the land, on 
7/02/08 an enforcement notice was issued alleging the use of land for the primary purpose of 



storage (Use Class B8) and requiring the cessation of the use and removal of stored wood and 
waste wood.  A compliance period of 12 months was given. 
 
An appeal was made against the enforcement notice on grounds including that temporary planning 
permission for a period of 5 years should be granted to allow the quantity of wood on the site to be 
reduced to a level where any stored wood is ancillary to the lawful use of the site for the lawful 
industrial process of chipping wood.  The appeal was due to be heard at a public inquiry scheduled 
to be held on 2/12/08. 
 
In the meantime discussion with officers on the best practicable way of securing the removal of 
excess unprocessed wood on the land continued and, as a demonstration of their commitment to 
clear the site, approximately 6000 tonnes of such wood was removed from the site.  The weight is 
equivalent to approximately 21,500m3.  Furthermore, the owner has complied with officers’ 
requests to not bring any more unprocessed wood into the site. 
 
Negotiations have led to the submission of this proposal.  Unfortunately the application was 
submitted later than expected and no decision could be made on it prior to the date the inquiry was 
scheduled to take place.  Despite requests that the inquiry be postponed until after this application 
had been decided PINS insisted the inquiry go ahead.  In order that the Council’s case at appeal 
was not prejudiced by the existence of a report recommending planning permission be granted for 
the current proposal officers withdrew the enforcement notice issued on 7/02/08 with the 
consequence that the inquiry was cancelled and appeal withdrawn.  Should this application be 
refused a replacement enforcement notice can be issued. 
 
Policies Applied: 
 
East of England Plan: 
 
SS1  Achieving Sustainable Development 
E1  Job Growth 
WM6  Waste Management in Development 
LA1  London Arc 
 
Local Plan and Alterations: 
 
CP1  Achieving Sustainable Development Objectives 
CP2  Protecting the Quality of Rural and the Built Environment 
GB2A  Development in the Green Belt 
GB7A  Conspicuous Development 
E13B  Protection of Glasshouse Areas 
LL2  Impact on Landscape 
LL7  Trees of Public Amenity Value 
ST4  Road Safety 
 
Issues and Considerations: 
 
The woodchipping use of the site is an industrial use which is lawful and uncontrolled by planning 
conditions, other than hours of use, the main consideration therefore in the determination of this 
application is whether the temporary mixed use of the site for continued storage of timber until it 
can be chipped and removed is justified. The proposed use is inappropriate development in the 
green belt.  However, the applicant argues that the proposal is designed to remedy the harm 
caused to the openness of the green belt by the stored wood on the land through securing the 
return of the site to its lawful use for industrial purposes within a reasonable time scale.  He 
therefore contends the benefits to the openness of the green belt are considerable and arise from 



the unique circumstances of the site.  As such it is contended very special circumstances exist that 
outweigh any harm caused by the proposal. 
 
Having regard to the planning history of the site and the aim of the Council’s enforcement action of 
securing the cessation of the use of the site for the primary purpose of storage of wood, the main 
matter for consideration in this case is whether the proposal is an acceptable method of remedying 
the considerable harm being caused by the storage use. 
 
The key points of the proposal are that it would secure the removal of stored wood on the site 
other than that ancillary to the lawful industrial use of the site for chipping wood and that it would 
achieve this within a period of 3 years.  The alternative to granting planning permission is seeking 
the same end through planning enforcement action. 
 
An enforcement notice would require the cessation of the storage use and removal of stored wood 
not ancillary to the lawful use of chipping wood.  The current owner of the land has taken on 
responsibility for resolving the harm caused by a pre-existing breach of planning control.  When his 
interest in the land was being acquired the owner explored options for complying with such a 
requirement in consultation with the Council and the Environment Agency.  It was found that 
incineration of the wood on site would not be licensed by the Environment Agency therefore it is 
not an option.  It was also abundantly clear to all parties that composting such a large quantity of 
wood on site would be impractical and certainly could not be achieved on site in a reasonable 
timescale.  Accordingly, the only option for securing the removal of the stored wood and 
remedying the harm it causes is by taking out the wood by road in HGV’s. 
 
In the circumstances, it is necessary to consider whether securing the removal of the wood 
through the industrial process of chipping the wood is acceptable.  The starting point for 
considering this must be accepting, as a matter of fact, the use of the land for that purpose alone 
is the lawful use of the site and it is not controlled by planning conditions beyond a limitation on the 
times the use can take place.  In the circumstances it would not be reasonable for the Council to 
oppose the principle of removing the wood through the continuation of a lawful use. 
 
It would therefore appear that very special circumstances sufficient to overcome the harm caused 
by the use exist.  In order to fully assess this it is necessary to consider the detail of the proposal. 
 
Chipping wood can cause harm to amenity by the generation of dust.  Although the proposal 
includes elements of a dust suppression system, in particular an appropriate water storage tank, 
full details have not been submitted.  These can be secured by an appropriate planning condition. 
 
The movement of HGV’s to and from the site along Hoe Lane has the potential to cause some 
harm to the amenities enjoyed by the occupants of houses located close to the road.  However, 
the amount and frequency of HGV movements would not be materially different to that generated 
by the lawful use of the site.  Nevertheless, a condition can be imposed limiting the times HGV’s 
can access the site.  This would be partially effective in limiting the numbers of HGV’s using Hoe 
Lane at particular times.  If such a condition is imposed on any consent Members should be aware 
that because the condition would only apply to the application site, it would not prevent HGV’s 
travelling as far as the site boundary if they did not enter the site until the permitted time.  Similarly, 
any HGV’s leaving the industrial estate that did not originate from the application site would not be 
controlled by the condition. 
 
Having regard to advice from the Highway Authority, the proposal would not cause any harm to the 
safe and free flow of traffic in the locality. 
 
The final matter of detail to consider when assessing the planning merits of the proposal is the 
period of time for which consent is sought.  The planning enforcement notice specified a 
compliance period of 12 months, but the Council’s statement of case made it clear that this was 



not an absolute limit for the Council and any timescale settled on would have to balance the need 
to remedy the harm caused by the stored wood and the difficulties the owner would have to 
overcome in securing the removal of the wood.  The applicants clearly wish to secure the removal 
of stored wood from the site in a manner that is affordable.  That is not normally a planning 
consideration, but it is relevant to any assessment of what is achievable.  It is clear that disposing 
of all the wood in landfill could only be achieved at considerable expense.  It is also clear that 
incineration or composting the wood are not available options.  Members should be aware that the 
appellants statement of case submitted in connection with the enforcement appeal proposed a 5 
year temporary consent for the current proposal.  It may well be possible to achieve the removal of 
the stored wood in less than the 3 year temporary consent now sought but, if it is achievable, it 
certainly would require the use to be carried out much more intensively.  To do so would be much 
more likely to result in harm being caused to the amenities of local residents. 
 
Members should also be aware that, in the event of planning permission being refused, the 
Council would re-issue the enforcement notice requiring the removal of stored wood and there 
would certainly follow appeals against both the enforcement notice and refusal of planning 
permission.  That would take approximately a year to deal with and the outcome would most likely 
be some form of temporary consent.  Consequently, a best case scenario is that the eventual date 
that the stored wood is finally removed would not be much different to what it would have been if 
planning permission for this proposal is given for this proposal. 
 
Indeed, an important advantage of giving consent on the basis that it is sought rather than relying 
on the enforcement process is that it allows the Council to impose planning conditions that specify 
precise measurable targets towards compliance that could not so easily be included in the 
requirements of an enforcement notice.  Additionally it enables the imposition of conditions 
regarding dust suppression and lorry movements for the duration of the temporary permission that 
can not otherwise be applied to the lawful chipping use.  It is to be hoped that if good practice 
becomes established as a result of a temporary consent this will continue with regard to the lawful 
woodchipping business at the end of the period.  Accordingly, it is considered that a temporary 
consent for 3 years is appropriate in this case subject to conditions requiring a specified net 
reduction in the quantities of unprocessed wood stored on the site at specified times during the life 
of the consent. 
 
Conclusion: 
 
Although the proposed use is inappropriate development within the Green Belt, very special 
circumstances sufficient to overcome the harm caused by reason of inappropriateness and other 
reasons.  The proposal is an acceptable method of remedying the considerable harm being 
caused by the storage of wood and waste wood on the land and it is possible to mitigate the 
impact of the use and secure progressive reduction in the amount of wood on the land throughout 
the life of the consent through the imposition of appropriate planning conditions.  Accordingly the 
proposal complies with adopted planning policy and it is recommended that planning permission 
be granted. 
 
SUMMARY OF REPRESENTATIONS 
 
NAZEING PARISH COUNCIL:  Objection.  Summary: The proposals involve the continuation of a 
very noisy, dirty and dangerous activity in a Green Belt situation with very poor traffic access.  The 
existing woodpile should be removed before any new wood is imported to the site.  Firm targets 
need to be set for the pile reduction and close monitoring should follow.  18 months should be 
more than enough time to get rid of the whole pile. 
ENVIRONMENT AGENCY:  “We have assessed this application as having a low environmental 
risk regarding our role” 



HIGHWAY AUTHORITY (Essex County Council):  “The Highway Authority has no objections to 
this proposal as it is not contrary to the relevant transportation policies contained within the County 
Council’s Highways and Transportation Development Control Policies as originally contained in 
Appendix G of the LTP 2006-2011 and refreshed by Cabinet Member decision on the 19/10/07 
and policies ST4 & ST6 of the Local Plan.” 
NEIGHBOURS: Objections raised by the occupants of the following 7 neighbouring properties: 

Greenleaves, Hoe Lane, Nazeing 
Eva End, Hoe Lane, Nazeing 
Parkers Farm, Hoe Lane, Nazeing 
Stoneyfield Nursery, Hoe Lane, Nazeing 
Tudor Lodge, Hillside Nursery, Hoe Lane, Nazeing 
Kinglea Plants Ltd, Shottentons Farm, Pecks Hill, Nazeing 
2 Sunnyside, Nazeing 

 
The grounds of objection are summarised as follows: 
 
The purpose of the proposal is to maximise their income from the use.  The District Council should 
not permit this and should require the stockpile of material be removed within a much shorter 
period of time prior to the importation of any new material.  To back this up the Council should re-
instate the enforcement process. 
The proposed use is inappropriate development in the Green Belt and adjacent to a Conservation 
Area. 
Wood chipping is a dangerous, dusty, noisy and environmentally unfriendly activity that will cause 
pollution. 
The proposal together with previous consents amount to an environmental catastrophe. 
It is hoped that once the site is cleared no wood chipping activity or similar storage will be allowed 
in the future. 
Chipping machines are very noisy and disturb the quiet enjoyment of surroundings. 
Chipping wood would cause harm to the amenities of residents by reason of noise and dust. 
Washing cannot be dried in the open when chipping takes place. 
Chipping has resulted in buildings and land being covered in a fine dust.  This has made it difficult 
for neighbouring commercial uses to continue to operate as well as being harmful to residential 
amenity. 
The dust created from chipping wood is a health hazard. 
Access is extremely difficult. 
Lorry movements would cause harm to the amenities of residents. 
Vehicle movements to and from the site have caused damage to the water main in Hoe Lane. 
Lorries previously accessing the site have hit a tree and taken down overhead cables. 
Hoe Lane is unsuitable for the heavy lorries generated by the use due to its narrow width and its 
construction. 
Lorry movements cause damage to the road surface.  The proposal would result in further damage 
to the edges of the road in particular as well as cause more potholes. 
Lorry movements are dangerous for the safety of other road users, especially pedestrians. 
The stockpile of wood causes harm to visual amenity. 
The stockpile of wood is visually intrusive causing harm to outlook from residential properties and 
footpaths in the locality. 
The stockpile causes harm to the character and appearance of the countryside. 
The stockpile of wood is a fire hazard. 
The stockpile is likely to cause contamination of ground water and water courses. 
Importing more wood would exacerbate the impact of the existing stockpile. 
The stockpile of wood has caused considerable damage to trees bounding the site. 
The ditch and hedgerow adjacent to the site should be reinstated and all wood removed from the 
site. 
The portacabin is unnecessary. 



The owners and lessees of this site have been totally irresponsible and planning conditions 
controlling the times of use of the estate have not been complied with or enforced. 
Statutory authorities, including Epping Forest District Council, have not exercised proper control 
over the use in the past. 
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Application Number: EPF/1955/08 

Site Name: Land at Birchwood Industrial Estate 
Hoe Lane, Nazeing, EN9 2RW 

Scale of Plot: 1/7500



Report Item No: 3 
 
APPLICATION No: EPF/2036/08 

 
SITE ADDRESS: Clayton Hill Country Park 

Old Nazeing Road 
Nazeing 
Essex 
EN9 
 

PARISH: Nazeing 
 

WARD: Lower Nazeing 
 

APPLICANT: Lee Valley Regional Park Authority Mr S Wilkinson 
 

DESCRIPTION OF PROPOSAL: Access and habitat improvement including viewing jetty, 
fencing, new seating and 2 no. pathways. 
 

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 Materials to be used for the development shall match those stated in the application 
forms and approved plans. 
 

 
 
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). 
 
Description of Proposal: 
 
Consent is sought for new access and habitat improvements including a viewing jetty, fencing, 
new seating and 2 no. new pathways. The viewing jetty would be located on the south eastern 
bank of the existing lake. This would be 3m wide and 2m deep and would be located at the end of 
a walkway approximately 5.5m long and 1.5m wide. The walkway would start approximately 3.5m 
before the edge of the lake and would be partitioned off by a new post and rail fence with gated 
access. The post and rail fence and gates would be of a traditional rural design to a height of 
1.3m. The proposed new pathways would be a 2m wide path between the existing park pathway 
and the new proposed viewing jetty, and a 1.5m wide path alongside the existing vehicle access 
road following the existing informal path through the area of woodland. The new seating would 
consist of 9 no. hardwood benches and 4 no. picnic tables, which would replace the existing 
benches and provide additional seating areas. These would be spread out throughout the park, 
with the benches predominantly located along the pathways and around the south eastern side of 
the lake and the picnic tables located within the existing grassed amenity areas. 
 
 
 



Description of Site: 
 
The application site is an 11.94ha public amenity space (although the application site relates to 
just 8.65ha of this area) which is located in the northwest corner of the Lee Valley Regional Park 
(LVRP) Authority’s River Lee Country Park. The site comprises grassland, a small lake, wildflower 
meadows, and small woodland areas. The site is accessed at the northeast by a vehicle access 
road, the northwest by a pedestrian and bicycle route, and the south east by a footpath. The site is 
one of the largest areas of publicly accessible open spaces within the LVRP and is a popular 
recreational facility for members of the public. The site is located within the Metropolitan Green 
Belt and partly within Environment Agency Flood Zones 2 and 3. 
 
Relevant History: 
 
EPF/1250/97 - Alterations and improvements to access with Nazeing Road – approved/conditions 
28/10/97 
 
Policies Applied: 
 
CP2 – Protecting the quality of the rural and built environment 
CP3 – New development 
GB2A – Development in Green Belt 
GB10 – Development in the LVRP 
RST1 – Recreational, sporting and tourist facilities 
RST23 – Outdoor leisure uses in the LVRP 
RST24 – Design and location of development in the LVRP 
LL10 – Adequacy of provision for landscape retention 
U2A – Development in Flood Risk Areas 
 
Issues and Considerations: 
 
The key issues in relation to this application are the impact on the existing recreational area and 
the Green Belt. 
 
The proposed developments are all of a minor nature and have been proposed to enhance the 
existing recreational ground. This site lies within the LVRP and provides an existing community 
facility. The new paths, seating and viewing jetty would improve this area and make it a more 
desirable recreation ground. 
 
The development would be used in conjunction with an existing outdoor recreational use, which is 
deemed as an appropriate use within the Green Belt, and the minor nature of the works would not 
be detrimental to the open character or appearance of the Green Belt. 
 
Any tree works that would be required as part of the development would raise no concern and the 
applicants (Lee Valley Regional Park Authority) would retain the trees and existing landscape as 
much as possible. No objections have been raised by Tree and Landscape Services due to this. 
 
Although part of the site is located within the Environment Agency Flood Zones 2 and 3, given the 
minor nature of the proposed works no flood risk assessment would be required. Land Drainage 
consent is needed, however this is a separate legislation to planning permission and the relevant 
forms have been sent to the applicant regarding this. 
 
 
 
 
 



Conclusion: 
 
In light of the above, the proposal would be beneficial to the existing recreational land and would 
not detrimentally impact on the openness and appearance of the Green Belt. As such this proposal 
complies with all relevant Local Plan policies and is therefore recommended for approval. 
 
SUMMARY OF REPRESENTATIONS: 
 
PARISH COUNCIL – No objection. 
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Application Number: EPF/2036/08 

Site Name: Clayton Hill Country Park, Old 
Nazeing Road, Nazeing, EN9 

Scale of Plot: 1/5000



Report Item No: 4 
 
APPLICATION No: EPF/1994/08 

 
SITE ADDRESS: Fesden Bungalow 

Harlow Road 
Roydon 
Harlow 
Essex 
CM19 5HE 
 

PARISH: Roydon 
 

WARD: Roydon 
 

APPLICANT: Mr Kenneth Hawkins 
 

DESCRIPTION OF PROPOSAL: Demolish existing detached single storey garage and erection 
of double garage with single storey extension behind, 
alterations/extensions to roof. Additional vehicle crossover 
and new brick front boundary wall with piers and half railings. 
 

RECOMMENDED DECISION: Refuse Permission 
 

 
REASON FOR REFUSAL 
 

1 The site lies within the Metropolitan Green Belt. The proposed extensions, together 
with previous additions to the property amount to more than limited extensions to the 
dwelling.  The development is therefore, by definition, harmful to the openness of the 
Green Belt. No very special circumstances sufficient to overcome this harm exist 
and the development is therefore contrary to policies GB2A and GB14A of the 
adopted Local Plan and Alterations. 
 

 
This application is before Committee since it has been ‘called in’ by Councillor Mary Sartin 
(pursuant to section P4, schedule A (h) of the Council’s delegated functions)  
 
Description of Proposal: 
 
Demolition of existing detached garage, erection of attached double garage with single storey 
extension behind, alterations and extensions to the roof, provision of additional vehicular 
crossover, and new brick front boundary wall with piers and half railings. 
 
Description of Site: 
 
A bungalow located on the south side of Harlow Road. Although there are some residential 
properties on both sides of the road, this is a Green Belt location to the east of the village 
settlement of Roydon.  
 
Relevant History:  
 
EPO/0188/68 – Approval for front extension  
EPO/1186/72 – Approval for rear extension and new roof over 



Policies Applied: 
 
GB2A – Green Belt 
GB14A - Residential extensions, DBE9 - Loss of amenity; DBE10 - Residential extensions. 
 
Issues and Considerations: 
 
The main issues this application gives rise to are a) whether the extensions and alterations are 
acceptable in terms of their appearance and the extent of any impact upon the amenity of 
neighbours, and b) whether the proposals result in a disproportionate overall addition to the size of 
this property detrimental to the open character of the Green Belt. 
 
The front extension approved in1968 has a flat roof in contrast to the pitched roof of the rest of the 
dwelling. The proposal provides for a pitched and gabled roof structure over this flat roofed 
component, and this improves the appearance of the bungalow. This gable feature will be 
repeated on the other wing of the house i.e. above the proposed attached double garage. The 
extension proposed is on the east side of the property and will be set in by 0.8m from the side 
boundary with the adjoining plot of Green Pastures. This dwelling is set back a lot further from the 
road than the application property and any effect is minimal in extent. With respect to the other 
neighbouring property of Debden Lodge, the small front roof extension will also have very little 
effect upon that property’s amenity. 
 
In a Green Belt context the extensions built following the 1968 and 1972 approvals added 31 sq. 
m. to the original 100 sq. m. floorspace of the original dwelling i.e. a 31% increase. The current 
proposals, excluding the new garage, adds a further 50 sq.m. and the combined increase in floor 
space over the original dwelling is 81%, compared to the 40% allowed under policy GB14A. The 
adjoining Debden Lodge has been considerably extended but this was allowed under different 
policies operating in the past. Although the current 40% ‘policy’ is currently under review an 80% 
increase constitutes a significant breach of a policy which is designed to limit extensions to 
dwellings so as to protect the open character of the Green Belt.  
 
Finally, the County Council have no objections to the proposed second vehicular access at the 
front, subject to a condition requiring measures to prevent run off from entering the highway. The 
proposed front wall and railings are acceptable in appearance. 
 
Conclusion:  
 
While the proposed extension and alterations are of an acceptable appearance the extension, 
when combined with previous additions, gives rise to a disproportionate addition in breach of 
policy GB14A.  
 
SUMMARY OF REPRESENTATIONS: 
 
ROYDON PARISH COUNCIL - No objections.   
 
NEIGHBOURS - no response  
 
 
 



 
 
123 

 
 

 
 
  

 

 
 

EFDC 

EFDC

Epping Forest District Council 
 

Area Planning Sub-Committee West 

The material contained in this plot has been 
reproduced from an Ordnance Survey map 
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: 

4 

Application Number: EPF/1994/08 

Site Name: Fesden Bungalow, Harlow Road 
Roydon, CM19 5HE 

Scale of Plot: 1/5000



Report Item No: 5 
 
APPLICATION No: EPF/1828/08 

 
SITE ADDRESS: 32 Edward Court 

Waltham Abbey 
Essex 
EN9 3HZ 
 

PARISH: Waltham Abbey 
 

WARD: Waltham Abbey Paternoster 
 

APPLICANT: Mr S Duckett 
 

DESCRIPTION OF PROPOSAL: Retention of flank bathroom windows and raising of ridge line 
on the two semi-detached houses as an amendment to 
EPF/2673/07. 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
CONDITIONS  
 

1 Prior to first occupation of the building hereby approved the proposed window 
openings in first floor flank elevation windows shall be fitted with obscured glass and 
have fixed frames to a height of 2.7 metres above the floor of the room in which the 
window is installed, and shall be permanently retained in that condition. 
 

2 The gradient of any access ways to the site shall not exceed 1/10. 

3 Within 3 months of the date of this approval, details of the proposed finished ground 
levels within the front gardens of the properties, together with details of any retaining 
walls and of surfacing materials shall be submitted to and agreed in writing by the 
Local Planning Authority.  The dwellings shall not be occupied until the works have 
been completed in accordance with the approved plans.   
 

4 No gates shall be erected across any vehicular access to the site without prior 
written consent of the Local Planning Authority. 
 

5 Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 1995 as amended (or any other order revoking, further 
amending or re-enacting that order) no development generally permitted by virtue of 
Part 1, Class A shall be undertaken without the prior written permission of 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: 
 
Permission is being sought for the retention of flank bathroom windows and a raised ridge line as 
an amendment to EPF/2673/07 for the demolition of a bungalow and erection of two semi-



detached houses. Planning permission has been granted for the demolition of the bungalow and 
erection of two semi-detached and one detached house, of which all three are being erected. The 
amendments being sought here purely relate to the semi-detached dwellings.  The works have 
already been carried out. 
 
The alterations involved the raising of the ridge height of the dwellings by 600mm and the insertion 
of a first floor flank window to each side wall. There have also been some minor alterations to the 
location and size of the front and rear windows and a change to the position of the garages. Given 
the significant slope between the site and the road the garages have been located lower than the 
ground floor level of the house, resulting in them appearing half submerged. 
 
Description of Site: 
 
Former detached bungalow situated on the north eastern side of Edward Court. To the south east 
is a detached chalet bungalow and to the northwest is a terrace of 3 properties. The application 
site sits on land considerably higher than the public highway. 
 
Relevant History: 
 
EPF/755/05 - Outline application for the redevelopment of site to provide 3 no. terraced 
townhouses with associated parking and amenity – withdrawn 15/07/05 
EPF/1203/05 - Revised outline application for the redevelopment of the site to provide 3 no. two 
storey terraced houses with associated parking and amenity space – approved/conditions 
31/10/05 
EPF/1636/07 - Demolition of bungalow and erection of a terrace of four houses with parking – 
refused 16/11/07 
EPF/2673/07 - Demolition of bungalow and erection of one detached and two semi detached 
houses (revised application) – approved/conditions 08/02/08 
EPF/1592/08 - Demolition of bungalow and erection of one detached dwelling (amended 
application relating to detached dwelling element of EPF/2673/07) – approved/conditions 30/09/08 
 
Policies Applied: 
 
CP7 – Urban Form and Quality 
DBE1 – Design of New Buildings 
DBE2 – Effect on Neighbouring Properties 
DBE8 – Private Amenity Space 
DBE9 – Loss of Amenity 
ST4 – Road Safety 
ST6 – Vehicle Parking 
 
Issues and Considerations: 
 
The semi-detached properties, along with the detached house currently under construction, were 
approved in 2008. Planning application Ref: EPF/1592/08 proposed amendments to the single 
detached dwelling and included raising the ridge height by 800mm and inserting flank and roof 
slope windows. Due to this, the proposal only relates to the proposed alterations to the semi-
detached dwellings and as such the main issues in this application relate to the design and 
appearance of the alterations and their impact on neighbouring amenity. 
 
The proposed increase in height by 600mm results in the new houses having a ridge height of 8m 
(notwithstanding the higher land level). This is more in keeping with the recently altered single 
detached dwelling and the terraced properties to the northwest, which are to a height of 9.1m and 
are located on land higher than the application site. Although the properties to the northwest are 
still higher than this proposal, the proposed increase reduces the difference in these. Also, given 



the slope in the land and the change in ridge lines this difference would not be detrimental to the 
overall character or appearance of the street scene. 
 
The alterations to the windows are not detrimental to the overall appearance of the properties or 
the street scene. Whilst the relocated ‘half submerged’ garages are not particularly attractive these 
have been altered to allow for safer and easier access from the highway. The originally approved 
plan would have required vehicles to negotiate a very steep slope to enter and leave the garages 
and whilst not detrimental to highway safety was not the safest or most convenient proposal. 
Although slightly unusual in design the alterations to the garages are not so detrimental as to 
justify refusing planning permission and continuing enforcement action. 
 
Although there are first floor flank windows in the alterations, these would only serve bathrooms 
and as such would be obscure glazed. Due to this the new windows would not result in a loss of 
privacy to neighbouring properties and therefore comply with Local Plan policy DBE9. 
 
Conclusion: 
 
Due to the above the alterations comply with all relevant policies and are therefore deemed 
acceptable. As such, this proposal is recommended for approval. 
 
SUMMARY OF REPRESENTATIONS: 
 
TOWN COUNCIL – No objection to new bathroom windows but object to raised roofline as it could 
be overbearing on the current street scene. 
 
34 EDWARD COURT – Object as the raised height dwarfs the next door properties and as the 
windows overlook both neighbours’ back gardens. 
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