
Report Item No: 1 
 
APPLICATION No: EPF/1078/09 

 
SITE ADDRESS: Bury Farm Cottages  

Bury Lane  
Epping 
Essex  
CM16 5JA 
 

PARISH: Epping 
 

WARD: Epping Lindsey and Thornwood Common 
 

APPLICANT: Mr & Mrs Hunt 
 

DESCRIPTION OF PROPOSAL: Demolition of two existing houses, single garage and 
outbuildings and closure of existing access. Construction of 2 
detached four bedroom houses, 2 detached double garages, 
new internal access road and hardstanding with associated 
landscaping. 
 

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 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. 
 

4 No development shall take place, including site clearance or other preparatory work, 
until all details relevant to the implementation of hard and soft landscape works and 
tree planting, hereafter called the Landscape Method Statement, have been 
submitted to the LPA, and the development shall not commence until the Landscape 
Method Statement has been approved by the LPA in writing.  All landscape works 
shall be undertaken in accordance with the approved details, unless the LPA has 
given its prior written consent to any variation. 
 
The Landscape Method Statement shall include as appropriate, protection of the 
planting areas, where appropriate by fencing, during construction; preparation of the 
whole planting environment, particularly to provide adequate drainage; and the 
provision which is to be made for weed control, plant handling and protection, 
watering, mulching, and the staking, tying and protection of trees.  The Landscape 
Method Statement shall also normally include provision for maintenance for the 
period of establishment, including weeding, watering and formative pruning, and the 
removal of stakes and ties.  Provision shall be made for replacement of any plant, 
including replacements, that are removed, are uprooted, or which die or fail to thrive, 
for a period of five years from their planting, in the first available season and at the 
same place, with an equivalent plant, unless the LPA has given its prior written 
consent to any variation.  



 
 All hard and soft landscape works shall be completed prior to the occupation or use 

of any part of the development, unless the LPA has given its prior written consent to 
a programme of implementation.  The hard and soft landscape works, including tree 
planting, shall be carried out strictly in accordance with any approved timetable. 
 
The Landscape Method Statement shall state the provision which is to be made for 
supervision of the full programme of works, including site preparation, planting, 
subsequent management and replacement of failed plants. 
 

5 No demolition/conversion or preliminary groundworks of any kind shall take place 
until the applicant has secured the implementation of a programme of archaeological 
work in accordance with a written scheme of investigation which has been submitted 
by the applicant and approved in writing by the Local Planning Authority. 
 

6 Prior to the first occupation of the dwellings hereby permitted, the existing access 
from Bury Lane shall be closed off and landscaped in accordance with detail 
approved under conditions 2, 3 and 4 and not be re-opened or used again without 
prior approval from the Highway Authority. 
 

7 Prior to the commencement of development the applicant shall provide details of 
proposed surface water drainage details to be submitted to and approved in writing 
by the Local Planning Authority. 
 

8 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. 
 

9 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. 
 



 
10 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, Classes A, E and F, extensions, outbuildings and hard surfacing, shall be 
undertaken without the prior written permission of the Local Planning Authority. 
 

11 Notwithstanding the provisions of the Town & Country Planning General Permitted 
Development Order 1995 (or of any equivalent provision in any Statutory Instrument 
revoking or re-enacting that Order), the garages hereby approved shall be retained 
so that they are capable of allowing the parking of cars together with any ancillary 
storage in connection with the residential use of the site, and shall at no time be 
converted into a room or used for any other purpose. 
 

 
 
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: 
 
Planning permission was granted in 2004 for 2 replacement dwellings.  The applicant seeks 
revised consent for a similar pair of replacement dwellings.  
 
The dwellings proposed are of the same design and scale of those previously approved with 
internal alterations only relating to the provision of w/c and ensuite locations. The number of 
bedrooms provided is unchanged. 
 
The proposals vary from those previously approved with the closure of the existing access from 
Bury Lane and instead a new access formed from the road into Bury Farm. 
 
The applicant also proposes to reposition the footprint of the proposals with the double garages 
positioned separately and with double access doors to each as opposed to parking provided 
internally in tandem. The proposals position the garages closer to Bury Lane and propose 
landscaping to screen the closed off access. 
 
The main result of the alterations is to orientate the properties towards the farm with rear gardens 
backing onto Bury Road. This provides more generous rear gardens to both plots, although there 
is no increase in the residential curtilage. 
 
Description of Site: 
 
The application site is an irregular shaped area of land containing an existing pair of brick built 
cottages and their outbuildings and a detached double garage on the eastern side of Bury Lane, 
on the outskirts of Epping Town.  
 
The site maintains a number of established trees, some of which are subject to Tree Preservation 
Orders. The site is within the designated Green Belt to the southern side of Bury Farm. 
 
Relevant History: 
 
EPF/1538/02 – Demolition of existing cottages and replacement with three detached dwellings – 
Refused 
 



EPF/0133/04 – Demolition of existing pair of cottages and replacement with single dwelling and 
garage - Refused 
 
EPF/1510/04 – Demolition of existing pair of houses, garages and outbuildings and erection of two 
detached dwellings with detached garages and associated landscaping - Approved 
 
Policies Applied: 
 
Epping Forest District Local Plan and Alterations 
CP2 – Protecting the Quality of the Rural and Built Environment 
GB2A – Development in the Green Belt 
GB15A – Replacement dwellings 
DBE1 – Design of new buildings 
DBE4 – Design in the Green Belt 
LL10 – Adequacy of provision for landscape retention 
LL11 – Landscaping schemes 
ST4 – Road Safety 
ST7 – New roads and extensions or improvements to existing roads 
 
Representations Received 
 
EPPING TOWN COUNCIL: Object to the overall application relating to the houses which are, in 
the view of the Committee, an inappropriate enlargement of development in the Green Belt. 
However, Committee do not object to the arboricultural arrangement relating to this amendment. 
 
5 neighbouring properties were consulted and a site notice was erected. No comments have been 
received. 
 
Issues and Considerations: 
 
The principle of replacing the existing pair of semi-detached with 2 detached dwellings has already 
been agreed.  The main issues that arise with this application are any additional impacts which 
may arise as a result of the proposals and any material considerations which may have arisen 
since the consideration of the previous application. 
 
The application approved under EPF/1510/04 was considered prior to the Local Plan Policy 
Alterations being adopted in 2006. Notwithstanding this replacement policy, the objectives 
underpinning the revised policies remains unchanged. Policy GB2A and GB15A still enable the 
provision of replacement dwellings subject to the proposals not; 

i) being materially greater in volume than that which are being replaced, 
ii) having a greater impact on the openness of the Green Belt than the original dwelling, 
iii) resulting in the size of private or cultivated garden of the replacement dwelling 

exceeding that which is being replaced. 
 
The proposals do not increase in volume beyond that previously approved, and result in the 
closure of the existing access and formation of a more concealed entrance from the Farm Road, 
therefore it could be argued that the perceived openness of the Green Belt is improved, however 
the residential garden areas will be increased beyond the current provision as a result of the 
reversed orientation. The additional garden areas are extensively landscaped at present with a 
number of mature and protected trees and the applicant has indicated that new native landscaping 
would be provided. This may be considered sufficient to minimise impacts which may arise from 
the garden enlargements subject to the removal of permitted development rights for hard surfacing 
and outbuildings in the gardens.  
 



In respect of landscaping issues, policy objectives remain unchanged and the applicant has 
sufficiently demonstrated that subject to conditions, the development can be carried out without 
adverse impact to existing landscaping and trees and can result in landscaping improvements. 
The applicant has removed a single TPO tree which is understood to be subject of a separate 
application with the Council’s Landscape Officer.  
 
In respect of design, the proposals result in only minimal internal alterations and the adjustment of 
the garage layouts. This does not give rise to significant adverse impacts. 
 
In respect of highway and drainage matters, no objections have been raised from either Land 
Drainage or Highways and conditions have been requested. 
 
Conclusion: 
 
The proposals seek to carry out amendments to an already approved scheme under EPF/1510/04. 
The revisions alter the orientation of the buildings to front a new access and as a result increase 
the garden areas of the properties. This is not considered unacceptable subject to conditions 
restricting permitted development in the garden and Officers recommend approval accordingly. 
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Number: 

1 

Application Number: EPF/1078/09 

Site Name: Bury Farm Cottages, Bury Lane  
Epping, CM16 5JA 

Scale of Plot: 1/1250



Report Item No: 2 
 
APPLICATION No: EPF/1120/09 

 
SITE ADDRESS: 25 Piercing Hill 

Theydon Bois 
Epping 
Essex 
CM16 7JW 
 

PARISH: Theydon Bois 
 

WARD: Theydon Bois 
 

APPLICANT: Mr Duncan Moore  
 

DESCRIPTION OF PROPOSAL: Removal of condition 3 'permitted development rights' on 
EPF/0105/09 for erection of single storey garage/store to side. 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
CONDITIONS  
 
 

1 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 side extensions to the northern elevation of 
the dwelling 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:  
 
This application seeks planning permission for the removal of a planning condition attached to 
planning permission EPF/0105/09.  The approval granted permission for the erection of a 
detached single storey garage/store to the side of the dwelling and the planning condition in 
question removed the Class A permitted development rights which are generally available under 
the provisions of the Town and Country Planning (General Permitted Development) Order 1995 
(GPDO), as amended, which would otherwise allow the ‘enlargement, improvement or other 
alteration of a dwellinghouse’, subject to a number of criteria.   
 
Description of Site:  
   
The application site comprises a detached two-storey dwelling sited in a rectangular shaped plot, 
located west of Piercing Hill. The properties surrounding the site are generally detached dwellings 
of varying styles and designs. The neighbouring two-storey dwellings generally have fairly low 
shallow pitch roofs with gable end designs.  
 



The dwelling has been previously extended at ground and first floor level and the site and 
surrounding area is located within the Metropolitan Green Belt boundary.  Following the planning 
approval to which the condition relates, the garage has been constructed.  Accordingly, the 
planning condition is now in effect.   
 
Relevant History: 
 
EPO/0352/64.  Double garage and studio addition.  Approved 28/07/64. 
 
EPF/0317/86.  Single storey rear extension.  Approved 11/04/86. 
 
EPF/2172/07.  Raise roof and erection of rear dormer windows and conversion of garage to 
habitable room.  Refused 30/11/07. 
 
EPF/2695/07.  Ground floor rear bay window, dormer window to rear first floor, addition of chimney 
and conversion of garage to habitable room.  Approved 11/02/08. 
 
EPF/2722/07. Certificate of lawful development for a proposed detached garage/outbuilding.  
Approved 13/02/08. 
 
EPF/0153/08.  Raise roof and erection of rear dormer windows. (Revised application). Approved 
13/03/08. 
 
EPF/0152/08: First floor rear extension. Approved 13/03/08. 
 
EPF/2099/08: Erection of a two-storey side/rear extension and single storey rear extension. 
Approved 16/12/08. 
 
EPF/0105/09.   
 
Policies Applied: 
 
Adopted Local Plan and Alterations 
 
DBE9 – Neighbouring Amenity 
DBE10 – Residential Extensions 
 
Summary of Representations: 
 
THEYDON BOIS PARISH COUNCIL.  Objection.  We recommended that condition 3 restricting 
future permitted development rights should be applied in view of the numerous planning 
applications which had come before us in relation to this site in recent months.  We were therefore 
concerned that the Local Planning Authority should retain some control over any further 
development on the site. In view of the recent planning history we felt this to be a reasonable 
request and see no reason why the condition should be removed just a few months later. 
 
We note the Applicants comments with regard to her ability to speak at the Meeting of our 
Planning Committee on 12th February, 2009 and would comment that the Applicant’s wife (as 
witnessed by our Planning Committee and the Parish Clerk) was in fact allowed to speak on her 
application prior to any decision being made by our Planning Committee.   The Applicant’s wife did 
in fact make representations at the time as to the imposition of the condition and was fully aware 
that the outcome was that we would not be objecting to the application but would be 
recommending a condition as to the removal of permitted development rights. We would also 
comment that we consider that we have been consistent as to recommending like condition in 



relation to developments at similar sites in Piercing Hill – reference our comments in connection 
with recent applications at 24 Piercing Hill and in relation to the Former Caretakers House. 
 
Issues and Considerations:  
  
The main issue in this case is whether there would be material harm arising from the removal of 
the planning condition. 
 
When applying conditions to planning permissions, the Council must be satisfied that the condition 
would meet six tests set out in Circular 11/95.  These are that the condition is:  
 

• necessary;  
• relevant to planning;  
• relevant to the development permitted;  
• enforceable;  
• precise; and  
• reasonable in all other respects.   

 
It is considered that, at the time the planning condition was applied, the condition did meet all six 
of the tests and it was, therefore, applied appropriately.  Circular 11/95 also states that conditions 
restricting permitted development rights should not be imposed save in exceptional circumstances.   
It was considered that there were exceptional circumstances relating to that application that 
justified the removal of the planning condition.  Those circumstances were the Green Belt location 
of the site and the extensive recent planning history.   
 
However, since the approval of that planning application, the applicants have implemented the two 
most recent planning approvals, they have constructed the two storey extension to the side of the 
dwelling and have built the garage to the other side of the dwelling.  This would remove the 
potential for the remaining extant planning permissions to be implemented.   
 
Having regard to the existing dwelling, which has been quite considerably extended, there would 
be fairly limited potential for additions to the rear and southern side of the dwelling.  The scope for 
an extension to the southern side of the extension would be a very narrow strip extending 4.9 
metres in front of the recently constructed side extension, effectively enclosing part of the step 
back from the main front elevation of the original dwelling.  At the rear of the original dwelling 
(which has a width of approximately 9.15 metres) there are extensions at ground floor level which 
extend up to 2.5 metres from the original rear wall and first floor extension above part of that which 
extends across approximately a third of the width of the original dwelling.  This would leave scope 
for limited future additions to the rear elevations under Class A of the GPDO comprising a first 
floor addition above the existing conservatory and an additional 1.5 metre deep extension at 
ground floor level.  The largest area for further permitted additions would be to the northern side 
extension, where the 9.2m by 2.9 metre gap between the original dwelling and the detached 
garage could be infilled.   
 
Bearing in mind the extent of the future additions which could be undertaken without the need for 
planning permission if the condition were removed, it is considered that the limited additions to the 
rear and southern side of the original dwelling would be unlikely to cause material harm to open 
character of the Metropolitan Green Belt.  The scope for an addition to the southern side would be 
negligible and the potential additions to the rear would be viewed in the context of the existing 
building and would be unlikely to cause material harm.  It is considered that it is the potential 
additions to the northern side which would have the greatest impact on the open character of the 
Green Belt.  Such an extension could have a height of up to 4 metres and would result in the built 
development spanning almost the full width of the application site.   
 



Accordingly, it is considered that there would be some alterations which could be carried out under 
the provisions of Class A which would not be materially harmful to the open character of the Green 
Belt.  These would include extension to the southern side elevation and rear of the original 
dwelling (as discussed above) and other minor alterations, for example to elevational detail.  
Notwithstanding this, it is considered that there could be some considerable harm to the open 
character of the Green Belt if the northern side of the dwelling were to be extended to attach to the 
garage.  Section 73 of the Town and Country Planning Act 1990 enables a local authority to either 
remove or vary the terms of a planning condition.   
 
If the planning condition which is the subject of this application were varied to specifically withdraw 
the rights under Class A of the GPDO to extend the northern side elevation of the dwelling without 
express consent, it is considered that this would sufficiently safeguard against any material harm 
to the open character of the Green Belt.  It is considered that such a varied condition would comply 
with all six tests of Circular 11/95, in that it would be: 
 

• necessary – to prevent harm to the open  character of the Green Belt; 
• relevant to planning – as the planning system has a duty to protect the Green Belt; 
• relevant to the development permitted – as without the approved garage, a permitted side 

extension would not have the consequence of extending across almost the full width of the 
site and would not, therefore, cause such a level of harm to the open character of the 
Green Belt; 

• enforceable – as breaches of the planning condition would be clearly identifiable and as the 
site lies within one ownership both the applicants and any future land owners could be 
reasonably expected to comply; 

• precise – the wording of the condition would specific clearly what types of permitted 
development is precluded; and   

• reasonable in all other respects  
 
Conclusion  
 
In light of the above appraisal, it is considered that there would potentially be considerable harm to 
the Green Belt if this planning condition were to be removed in its entirety as the applicants desire.  
Notwithstanding this, it is considered that a varied condition could remove the potential for material 
harm to the open character of the Green Belt, whist providing the applicant with considerably 
greater flexibility in the future by reinstating those opportunities for alterations and extensions 
under Class A which would not be materially harmful to the Green Belt.  It is, therefore, 
recommended that planning permission be granted for the removal of the condition, subject to the 
imposition of a revised condition removing the opportunity to extend the northern side of the 
dwelling without express consent.  As the development has taken place, it will not be necessary to 
reiterate the other planning conditions relating to the commencement of the development and the 
use of matching materials.   
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Application Number: EPF/1120/09 

Site Name: 25 Piercing Hill, Theydon Bois 
CM16 7JW 

Scale of Plot: 1/2500



Report Item No: 3 
 
APPLICATION No: EPF/1529/09 

 
SITE ADDRESS: Land at  

School Lane 
Abbess Roding 
Ongar 
Essex 
 

PARISH: The Rodings - Abbess, Beauchamp and Berners 
 

WARD: High Ongar, Willingale and the Rodings 
 

APPLICANT: Ms Ulrike Maccariello  
 

DESCRIPTION OF PROPOSAL: Erection of 6 affordable dwellings, (1 x one bed single storey 
detached dwelling, 2 x one bed flats, 2 x three bed semi 
detached dwellings and 1 x two bed detached house). 
 

RECOMMENDED DECISION: No Recommendation 
 

 
 
 
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). 
 
Description of Proposal: 
 
Consent is being sought for the erection of 6 residential units with parking and associated 
landscaping. The proposed development would provide 100% affordable housing and would 
consist of 2 no. 1 bed flats, 2 no. 3 bed houses, 1 no. 1 bed bungalow and 1 no. 2 bed house. 
 
Description of Site: 
 
The application site comprises a plot some 0.24 hectares in size on the southern side of School 
Lane. The site is currently open agricultural land located 36m from the closest residential property 
(Brook Cottage). The site is located outside of the village of Abbess Roding and is within the 
Metropolitan Green Belt. The site is adjoined by open fields to the east, west and south, with open 
fields to the north on the opposite side of School Lane. 100m to the east is a sewage treatment 
plant. 

 
Relevant History: 
 
None 
 
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 
GB2A - Development in the Green Belt 
GB16 - Affordable Housing 
H3A - Housing Density 
H4A - Dwelling Mix 
H5A - Provision for Affordable Housing 
H7A - Levels of Affordable Housing 
H8A - Availability of Affordable Housing in Perpetuity 
DBE1 - Design of New Buildings 
DBE2 - Effect on Neighbouring Properties 
DBE4 - Design in the Green Belt 
DBE6 - Car Parking in New Development 
DBE8 - Private Amenity Space 
DBE9 - Loss of Amenity 
LL1 - Rural Landscape 
LL2 - Inappropriate Rural Development 
LL10 - Adequacy of Provision for Landscape Retention 
LL11 - Landscape Schemes 
ST1 - Location of Development 
ST4 - Road Safety 
ST6 - Vehicle Parking 
 
Summary of Representations: 
 
25 neighbouring properties were consulted and a Site Notice displayed. 
 
ABBESS BEAUCHAMP & BERNERS RODING PARISH COUNCIL – Fully supports the 
application, we are happy with the amended design. We have worked closely with Hastoe, EFDC’s 
chosen housing association, throughout the whole process from housing needs survey through to 
final design. We have held open consultation meetings and taken on board comments made by 
the public (reducing the number of units) in reaching the desired plans. We are now confident that 
this proposal will meet the proven affordable housing need for this parish. 
 
BROOK COTTAGE, SCHOOL LANE – Object as the site is Green Belt land, the site is not served 
by bus routes or shops, and as it may set a precedent for further development on other similar 
parcels of land. 
 
LONGBARNS FARMHOUSE, SCHOOL LANE – Object due to highway issues, as this is rural land 
and may set a precedent for further development. 
 
BADGERS BROOK, SCHOOL LANE – Object due to impact on protected species residing in the 
brook, there is a lack of public transport serving the area, there is flood risk from the brook, and as 
the existing sewage plant would impact on the amenities of future occupiers. 
 
SPINNEY COTT, SCHOOL LANE – Object due to the impact the sewage farm would have on 
future occupiers, the impact on endangered species, there is a lack of public transport in the area, 
there would be infrastructure issues, there is little need for such housing in this village, the survey 
suggests that occupiers would almost all be from Willingale, and as the site is on a narrow lane 
which is prone to flooding. 
 
6 SCHOOL LANE – Object as the development would be out of keeping with the local area, the 
site is on Green Belt land, there are flooding issues, and this would result in increased vehicle 
traffic on the existing narrow lane. 
 



LITTLE ACRE, SCHOOL LANE – Object due to highway issues, flooding problems, impact on 
protected species, proximity to existing sewage plant, and as there are more suitable sites 
available. 
 
COOPERS BROOK, SCHOOL LANE – Concerned that there is insufficient public transport and 
local facilities, School Lane is very narrow, the site is within the Green Belt, and the proposed 
parking layout would be inadequate and inconvenient for future residents. 
 
BURRS, ABBESS RODING – Object due to the poor access, highways issues, and due to a lack 
of amenities in the village. 
 
Issues and Considerations: 
 
Green Belt: 
 
The application site is situated within the Metropolitan Green Belt. PPG2 states that “the 
construction of new buildings inside a Green Belt is inappropriate unless it is for the following 
purposes: … limited affordable housing for local community needs under development plan 
policies according with PPG3”. PPG3 was replaced by PPS3 in 2000, however the new guidance 
still refers to affordable housing being acceptable within the Green Belt. It is stated within this 
document that “Local Planning Authorities should consider allocating and releasing sites solely for 
affordable housing, including using a Rural Exception Site Policy. This enables small sites to be 
used, specifically for affordable housing in small rural communities that would not normally be 
used for housing because, for example, they are subject to policies of restraint”. 
 
Local Plan policy GB16 (Affordable Housing) reflects the guidance in PPS3 and enables the 
Council to grant planning permission for small affordable housing sites within the Green Belt, 
provided they meet the requirements specified within the policy. These requirements are the 
following: 
 

(i) There is a demonstrable social or economic need for the accommodation in the locality 
which cannot be met in any other way and which can reasonably be expected to persist 
in the long term. An application would be expected to be supported by the Local Parish 
Council and a proper appraisal of need; 

(ii) The development is well-related to the existing settlement and there is no detriment to 
the character of the village or the countryside, or to the Green Belt objectives. 
Proposals involving extensions into the open countryside or the creation of ribbons or 
isolated pockets should be avoided. There should be no significant grounds for 
objection on highways, infrastructure or other planning grounds; and 

(iii) Suitably secure arrangements will be made to ensure the availability of the 
accommodation, as built, for initial and subsequent local needs households whose total 
income is insufficient to enable them to afford to rent or buy a dwelling of a sufficient 
size on the open market. 

 
Provided all of the above are achieved then the development would not be considered 
inappropriate development within the Green Belt. 
 
(i) A housing needs survey was undertaken by Hastoe Housing Association (the Applicant), in 
connection with Abbess Beauchamp & Roding Parish Council and Willingale Parish Council to 
cover both parishes. Although the survey covered both parishes the resulting housing needs were 
assessed separately. This survey was also accompanied by two public consultation meetings. The 
outcome of this housing needs survey concluded that the development as proposed is required to 
address the small local need within Abbess, Beauchamp & Roding Parish. 
 



As can be seen the Parish Council is in full support of the proposed development. Some further 
negotiation was undertaken regarding the design of the dwellings, and amended plans have been 
received for this, however as a result of these alterations the Parish Council are satisfied that this 
development would meet the affordable housing needs of the local area. 
 
(ii) Although the application site is detached from the main village of Abbess Roding, as it is 
located some 36m from the closest adjoining neighbour within the village envelope, it is 
understood that better related sites are often unavailable in small enclaves such as this and other 
factors need to be considered in site selection (i.e. willingness of land owners to sell land, impact 
on existing properties, access, etc.). There is a general lack of available brownfield sites within 
Abbess Roding, and as such greenfield sites are the only viable alternative. Whilst it is recognised 
that the application site is detached from the existing village envelope it is considered that the 
general proximity is on balance an acceptable location, given the restrictions relating to better 
sites. 
 
Although this would result in an ‘isolated pocket’ of development, and would clearly impact on the 
openness of the Green Belt by introducing further built form in this previously undeveloped 
location, it would not be contrary to the Green Belt objectives as outlined in PPG2. Furthermore, 
the nature of ‘Rural Exception Sites’ is that they are an exception to the general restrictions of the 
Green Belt. 
 
The only shortcoming of this proposal in terms of its allocation as a ‘Rural Exception Site’ is that 
objection has been received from Essex County Council with regards to sight lines. It was 
originally concluded that the development would require a traffic visibility splay of 2.4m x 215m, 
based on the national speed limit of School Lane. Following the submission of a Speed Survey it 
was concluded that the actual vehicle speeds of School Lane allow for this required traffic visibility 
splay to be reduced to 2.4m x 120m. However the proposed development can only achieve a 
maximum of 2.4m x 90m traffic visibility splay, which is less than required to ensure there would be 
no detrimental impact on highway safety. A legal agreement is to be undertaken with the adjoining 
land owner to ensure that the area of land within this 2.4m x 90m visibility splay is kept clear of any 
obstructions over 600mm in height, however this still falls short of the requirement and as such 
Essex County Council Highways Officers consider that this would result in an unacceptable degree 
of hazard to all road users to the detriment of highway safety. 
 
(iii) Should planning permission be granted for this scheme a Section 106 Agreement would be 
necessary to ensure that the properties provided are affordable and are made available to local 
residents of the parish of Abbess, Beauchamp & Roding. 
 
Further to the above Local Plan policy, the Council’s Housing Strategy 2009-2011 aims “to 
increase the amount of affordable homes within rural areas, in order to help meet the housing 
needs of local people whilst safeguarding the essential qualities of rural life”, and seeks to achieve 
this through the following objective: 
 

“Increase the amount of affordable housing in rural areas, by granting planning permission 
for small scale affordable housing schemes on appropriate sites within the Green Belt, 
adjacent to rural settlements, as an exception to normal planning policy, where there is a 
demonstrable local housing need”. 

 
Therefore, whilst there are highway concerns regarding this site due to insufficient sight lines, this 
development would be providing affordable housing identified as a genuine need within this rural 
area. 
 



Sustainability: 
 
Aside from the objection regarding inadequate sight lines, Essex County Council Highway Officers 
have also objected to the application due to its unsustainable location. Whilst it is agreed that the 
application site is situated within an unsustainable location not well served by public transport or 
local facilities/amenities, and as such would result in a reliance on private motor vehicle for future 
occupiers, it has to be accepted that Rural Exception Sites in their very nature are going to be 
unsustainable developments. The village of Abbess Roding itself is ‘unsustainable’ due to its lack 
of public transport and inadequate local amenities/facilities, however the objective of Rural 
Exception Sites is to provide affordable housing within these areas rather than forcing low income 
residents to move elsewhere. As such it is not considered that the unsustainable location of the 
site would constitute a reason for refusal for this development. 
 
Design: 
 
The proposed dwellings would have a typical Essex style design in keeping with the overall 
character of the village of Abbess Roding. An amended design to the properties was submitted 
after further discussions with the Parish Council, who now consider the overall appearance of the 
scheme to be acceptable. Furthermore, the layout of the proposal complies with the guidance 
given within the Essex Design Guide. The properties and internal road have been designed to 
meet life time home standards and allow for wheelchair/push-chair access around the site. 
 
Amenity: 
 
Given the 36m distance from the closest neighbouring resident the proposed development would 
not impact on light or privacy of neighbours. Whilst objections have been received regarding a loss 
of views across the currently open fields, this is not a material planning consideration. Furthermore, 
the proposed planting scheme would sufficiently soften and screen the development from 
neighbouring residents, and as such would prevent any loss of visual amenity. 
 
Concern has been raised regarding the proximity of the development to the existing sewage works 
on School Lane, however the proposed houses would be some 100m from these works and would 
have a landscape buffer on the eastern boundary. Due to this it is not considered that the future 
occupiers of the site would unduly suffer from nuisance from the sewage works. 
 
All the proposed dwellings have their own private amenity space, with the exception of the first 
floor flat, and there are small areas of public open space proposed within the site. Local Plan policy 
DBE8 (which is based on the requirements of the Essex Design Guide) require that the 2 no. 1 bed 
flats have 50 sq. m. of communal space, and that the 1 bed bungalow has 20 sq. m. private 
amenity space, the 2 bed house has 80 sq. m., and each of the 3 bed dwellings have 80 sq. m. 
The proposed development would provide 72 sq. m. private amenity space for the ground floor flat 
(which is considered acceptable as providing no gardens for first floor flats is not uncommon), 76 
sq. m. private amenity space for the 1 bed bungalow, 100 sq. m. private amenity space for each of 
the 2 bed houses, and 80 sq. m. private amenity space for the 3 bed dwelling. As such this 
development complies with policy DBE8. 
 
Highways: 
 
The application site currently has no vehicle access onto School Lane, although existing access to 
the adjacent agricultural fields (of which this forms part) is present to the west of the site. The 
proposed development would provide a new access onto School Lane, which would lead to a small 
private road serving the proposed dwelling. The internal road layout has been designed in 
accordance with the Essex Design Guide and is considered acceptable. There would be sufficient 
room for vehicles to access the individual properties, to manoeuvre within the site to allow for them 



to enter and leave School Lane in forward gear, and would be sufficient to allow access to 
emergency services (fire engines) and refuse lorries (including sufficient manoeuvrability room). 
 
As previously mentioned, the proposed development can only achieve 2.4m x 90m visibility splay, 
which is less than the required 2.4m x 120m splay required for the speeds used on School Lane. 
Officers do not wish to go against the comments received from Essex County Council Highway 
Officers, as a lower sight splay at this entrance may be detrimental to highway safety, however 
Members may consider that 2.4m x 90m is sufficient in this instance as a balance needs to be 
drawn between maximising highway safety and ensuring that affordable housing needs can be met 
in rural areas.  The proposed sight lines are no worse than many that exist for existing dwellings on 
rural roads. 
 
Car Parking: 
 
The development proposes 2 vehicle parking spaces per residential unit, with 5 visitor parking 
spaces provided. The Essex Vehicle Parking Standards requires 2 spaces for each of the 2 and 3 
bed units, just 1 space for the 1 bed units, and only 1 visitor parking space for the entire site. 
Given the unsustainable location of this site there would be a reliance on private vehicle use by 
future residents and as such it is considered that the proposed over-provision of residential parking 
would be welcomed. Similarly, as there is no on-street parking available on School Lane the 
provision of 5 visitor spaces would also be beneficial to the development. 
 
The majority of residential parking spaces are of the ‘end-to-end’ variety, however as both parking 
spaces would serve a single dwelling it is not considered that this would cause any significant 
inconvenience to future occupiers of the site. Furthermore this form of parking is becoming 
increasingly common in new residential developments such as this, and is considered an 
acceptable layout. 
 
Landscaping: 
 
Existing trees and hedgerows on site are intended to be retained and strengthened by additional 
landscaping. Furthermore a landscaped buffer zone is proposed around the east, west and 
southern boundaries to screen the development from the surrounding open countryside. Subject to 
conditions regarding tree protection and landscaping it is therefore considered that the 
development complies with the relevant landscape Policies. 
 
Ecology: 
 
Concern was originally raised by Natural England with regards to the possible presence of 
protected species (water voles and great crested newts), however a subsequently submitted 
Phase 2 Ecology Report was assessed and it is accepted by Natural England that the development 
would not result in the loss of protected species. 
 
Notwithstanding the above, the ditch to the front of the site (adjacent to School Lane) has been 
recognised to have some ecological value, and as such is proposed to be retained. Subject to a 
condition ensuring its retention it is therefore considered that the proposed development would not 
be detrimental to local ecology on or around the site. 
 
Flood Risk: 
 
Whilst the application site does not lie within a Flood Risk Assessment zone it is of a size where it 
is necessary to avoid generating additional runoff. A Flood Risk Assessment is therefore required, 
however this can be sought via condition should the application be approved. 
 



Contaminated Land: 
 
Given the presence of an infilled pond and potential for contamination from sewage sludge 
spreading and pesticides (in connection with the agricultural use of the site), the application site is 
potentially contaminated and as such contaminated land investigation will be required. This can be 
secured and controlled via condition. 
 
Conclusion: 
 
The proposed development would provide a 100% affordable housing scheme to address the 
identified need within Abbess, Beauchamp & Roding Parish, and is fully supported by the Parish 
Council. However objection has been received from Essex County Council Highways Officers with 
regards to insufficient sight lines. Officers would not wish to go against the opinion of the Local 
Highway Authority, as to do so could be detrimental to Highway Safety, however Members may 
feel that the sight lines obtainable on site, and the overall benefit of providing needed affordable 
housing in this rural location, may be sufficient to outweigh this objection. 
 
Should Members consider the highway safety issues to be acceptable then this application would 
constitute appropriate development in the Green Belt and would comply with all other relevant 
Local Plan policies, however if it is concluded that the sight lines are insufficient then the proposal 
would constitute inappropriate development as it would fail to comply with Local Plan policy GB16 
(ii) and would be detrimental to highway safety. 
 
Due to this sensitive balance of issues the application is before Committee with no 
recommendation from Planning Officers. 
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Report Item No: 4 
 
APPLICATION No: EPF/1756/09 

 
SITE ADDRESS: Cutlers Forge Cottage  

Tawney Lane  
Stapleford Tawney  
Essex 
RM4 1EE 
 

PARISH: Stapleford Tawney 
 

WARD: Passingford 
 

APPLICANT: Mr D Holloway 
 

DESCRIPTION OF PROPOSAL: Erection of a new gate and fence and re-form access. 
 

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 external finishes of the proposed gates and pillar, shall 
match those of the existing gates and pillars at the site.  
 

 
 
 
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: 
 
The proposal is to construct a set of gates and a pillar adjacent to the public highway to a height of 
2.3m at the highest point, with a 2.0m close boarded fence running perpendicular behind this. The 
application also includes the removal of a pair of dwarf walls in front of the gates within the access. 
 
Description of Site: 
 
The proposal site covers an extensive area in the Metropolitan Green Belt which contains a 
dwellinghouse, which is Grade II Listed, stables and various ancillary buildings. A set of gates and 
pillars similar to those proposed exist at the site and access to these is gained via an area of 
hardstanding which stretches from the main road to the edge of the site; which is set well back 
from the road. A set of dwarf walls exist either side of the existing gates.  
 
Relevant History: 
 
EPF/1042/87 - Use of premises and land as a commercial livery stables. Refuse Permission - 
07/03/1988. Appealed – Appeal dismissed – 07/03/88.  



EPF/0205/98 - Single storey extension. Refuse Permission - 31/03/1998. Appealed – Allowed with 
conditions – 05/10/98. 
LB/EPF/1741/99 - Listed building application for the retention of replacement windows. Refuse 
permission - 10/05/2000. Appealed – Appeal Dismissed – 02/10/00. 
EPF/0771/00 - Demolition of stable block and construction of car port block. Grant Permission 
(with conditions) - 03/07/2000.  
LB/EPF/1751/00 - Listed building application for replacement windows. Grant Permission (with 
conditions) - 18/12/2000. 
LB/EPF/0352/01 - Listed building application for the erection of single storey side extension. Grant 
Permission (with conditions) - 30/03/2001. 
LB/EPF/2308/03 - Grade II Listed building application for erection of timber front boundary fence 
linking cottage to outbuilding. Grant permission – 21/07/04. 
EPF/2307/03 - Erection of timber front boundary fence linking cottage to outbuilding. Grant 
permission (with conditions) - 21/07/2004. 
EPF/0103/04 - Retention of link between domestic outbuildings. Grant Permission - 05/04/2004.  
LB/EPF/0104/04 - Grade II listed building application for retention of link between two outbuildings. 
Grant Permission - 05/04/2004. 
EPF/0965/09 - Erection of a new gate and fence.  Refuse Permission  (Householder) - 31/07/2009.  
 
Policies Applied:  
 
GB2A – Development in the Green Belt 
GB7A – Conspicuous Development 
DBE4 – Design in the Green Belt 
DBE9 – Loss of Amenity 
ST4 – Road Safety 
HC12 – Setting of Listed Building 
 
Summary of Representations: 
 
2 properties were consulted and no replies were received 
 
PARISH COUNCIL: Objection. Concerned that this is phase 1 in dividing the site.  No need for 
extra gate. No room to turn a vehicle by the stables in the divided section. Creation of separate 
unit would enable a different use. No explanation why applicant wants to screen off stables.  
 
Issues and Considerations: 
 
The main issues to consider are impact on the Green Belt, neighbour amenity and highway safety, 
and the impact on the setting of the Grade II listed building.  
 
Impact on the Greenbelt  
 
The gates and pillar of the proposal are the only elements of the scheme which would potentially 
impact on the Green Belt; the fence being within the grounds and generally unseen. It is not 
considered that the gates and pillar would be harmful to the surrounding Green Belt setting. The 
immediate area consists of the existing set of gates and the elevations of buildings and these 
additions are of the same design and would not cause undue impact particularly as they replace 
fencing.   
 
Impact on Neighbour Amenity 
 
Policy DBE9 requires that residential extensions do not lead to loss of neighbour amenity in 
relation to such things as visual impact, overlooking or loss of daylight/sunlight.  
 



The proposal is not in close proximity to any neighbours and thus there would be no impact on 
amenity. 
 
Road Safety 
 
Policy ST4 states that new development should not be detrimental to highway safety. 
 
The application was previously refused on the advice of Essex County Council Highways 
Department in relation to the creation of an additional dwarf wall on publicly maintainable highway. 
The reasoning being that the proposed wall would create an additional obstruction on the highway 
and would present a hazard to highway users contrary to Policy ST4 of the Local Plan. This has 
now been addressed by the removal of the dwarf wall from the application, and an indication on 
the plans to remove the existing dwarf walls. Highway concerns have therefore been adequately 
addressed.  
 
Setting of Listed Buildings 
 
The proposed gates and fence are considered appropriate in this location and are not harmful to 
the setting of the Listed Building which lies to the west 
 
Parish Council Objections 
 
The Parish Council has registered an objection which chiefly expresses concern as to why there is 
a need for a new access and fence at the site. The works will effectively divide the front section of 
the proposal site where the various buildings are located.  
 
A previous application for a commercial livery business in 1987 was refused and a subsequent 
appeal dismissed.  The Parish Council concerns are noted, however it is considered that any 
future desire to change the use of the land from residential curtilage or to construct a new dwelling 
would require express consent and would therefore fall under the control of The Local Planning 
Authority, where it could be judged accordingly. The applicant has, through the agent, indicated an 
intention to simply separate the stables complex to guard against the current owner’s dogs 
upsetting the horses and in this regard the council would have no objections to the proposal.  
 
Conclusion 
 
As the proposal does not conflict with Local Plan policy and there are no matters to determine 
otherwise it is recommended the application be approved with conditions.  
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Report Item No: 5 
 
APPLICATION No: EPF/1843/09 

 
SITE ADDRESS: The Old Bobbingworth Landfill Site 

Moreton Bridge 
Moreton 
Ongar 
Essex 
 

PARISH: Moreton, Bobbingworth and the Lavers 
 

WARD: Moreton and Fyfield 
 

APPLICANT: Epping Forest District Council 
 

DESCRIPTION OF PROPOSAL: Erection of 2 no. 6m high steel tubular columns for mounting 
CCTV monitoring equipment. 
 

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 field of vision of the cameras shall not overlook the neighbouring residential 
properties. 
 

 
 
This application is before this Committee since it is an application for the Council’s own 
development (pursuant to section P4, schedule A (e) of the Councils delegated functions).   
 
Description of Proposal: 
 
Erection of 2 no. 6m high steel tubular columns for mounting CCTV monitoring equipment. These 
would be located at the north and south entrances to the site to provide security against crime, 
anti-social behaviour and fly-tipping. 
  
Description of Site: 
 
The entire site consists of a 9.6 hectare former landfill site that has been ‘restored’ to a green open 
space. The site is located on the north eastern side of Moreton Bridge within the Metropolitan 
Green Belt. The open space has two entrances, one to the north and one to the south of the site, 
which constitute the two application sites for the proposed camera columns. 
 
Relevant History:  
 
EPF/0083/81 - Use of refuse tip for recreational facilities (including supervised play area) and 
outline application for village hall (23 acres) – approved/conditions 29/10/81 



EPF/0700/81 - Backfilling of former gravel pit and refuse tip with 200,000 cubic metres of selected 
material – approved/conditions 15/06/81 
EPF/0478/96 - Recontouring of former refuse tip to improve surface drainage – 
approved/conditions 14/05/97 
EPF/0409/06 - Restoration and remediation of Bobbingworth former Landfill site for the 
development of a 'Pocket Park' including the construction of a Leachate Treatment Plant, 
improvements to site access and a parking area for disabled visitors – approved/conditions 
18/04/06 
 
Policies Applied: 
 
GB2A – Development in the Green Belt 
GB7A – Conspicuous development 
DBE1 – Design of new buildings 
DBE2 – Effect on neighbouring properties. 
 
Summary of Representations: 
 
7 neighbouring properties were consulted and 2 site notices erected (one at each entrance).  No 
responses were received. 
  
PARISH COUNCIL – Support as we need to ensure the site and plant is protected from vandalism 
and incursion. 
 
Issues and Considerations: 
 
The camera columns would be sited by the north and south entrances to the site. Whilst no exact 
position has been indicated for the pole, the application sites indicate approximately 100/110 sq. 
m. areas for the cameras to be mounted. Whilst approximate positions have been indicated within 
submitted photographs, the exact location depends on light levels. The northern application site is 
some 9m from the boundary between the old landfill site and the adjoining residential property, No. 
10 Moreton Bridge, and the southern application site is some 22m from the boundary between the 
landfill site and the adjoining dwelling known as Holmsfield. The poles would be of a standard 
design with cameras on top, and would reach a height of 6m. The operators of the cameras would 
be EFDC, and as such the Council could ensure that no direct overlooking of neighbouring 
residents occurs, however it may still be relevant to condition that the line of vision of the camera 
will be controlled to ensure that there is no direct overlooking of neighbouring dwellings. 
 
Given the relatively small mass and inconspicuous appearance of these camera poles it is not 
considered that the proposed camera columns will be detrimental to the openness, character or 
overall appearance of the application site or wider Green Belt. Furthermore the deterrence of fly-
tipping and unsociable behaviour (of which there has been previous incidents including illegal 
‘quad biking’) would be vastly beneficial to both the overall character of the Green Belt and to 
neighbouring amenities. 
 
Conclusions:   
 
This is a minor proposal aimed at improving security in this community green space. It will not 
have any undue affect on the Green Belt, the visual appearance of the site, or neighbours privacy, 
and therefore the proposal complies with all relevant Local Plan policies. As such the development 
is recommended for approval. 
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Report Item No: 6 
 
APPLICATION No: EPF/1903/09 

 
SITE ADDRESS: Holmwood 

Stapleford Road 
Stapleford Abbotts 
Romford 
Essex 
RM4 1EJ 
 

PARISH: Stapleford Abbotts 
 

WARD: Passingford 
 

APPLICANT: Mr Steve Benstock  
 

DESCRIPTION OF PROPOSAL: Single storey rear extension with roof terrace. (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 Materials to be used for the external finishes of the proposed extension, shall match 
those of the existing building. 
 

3 Prior to the commencement of development details of side screens to the roof 
terrace shall be submitted to and agreed in writing by the Local Planning Authority, 
and the agreed screens shall be erected before the occupation of the extension 
hereby approved and maintained thereafter in the agreed positions. 
 

 
 
 
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: 
 
Single storey rear extension, on the west elevation, measuring 3.3m deep x 10.2m wide by 3.8m 
high with a false hipped roof with roof terrace. 
 
Description of Site: 
 
A detached chalet-bungalow on a rectangular plot. It is part of a ribbon of development along 
Stapleford Abbotts Road. It is wholly within the Green Belt. The land slopes down to the south. 
 



Relevant History: 
 
EPF/2020/04 New dwelling       approved 
EPF/0614/09 Single storey rear extension     refused 
 
Policies Applied: 
 
GB2A Green Belt 
DBE 9   Excessive Loss of amenities for neighbours 
DBE 10 Design of residential extensions 
 
Representations Received 
 
4 properties were notified, a site notice erected, but no responses were received. 
 
PARISH COUNCIL – Recommend refusal as Councillors are concerned about privacy of 
neighbouring properties 
 
Issues and Considerations: 
 
The main issues in this application are the effects on: 
 

1. The Green Belt 
2. Street scene and design 
3. Neighbour Amenity 

 
It should be noted that this scheme has been revised since the original application to take into 
account the reasons for refusal, which were the disproportionate impact on the Green Belt, 
unattractive design and overbearing impact of the side screens.  
 
Green Belt 
- The scheme has removed the formerly proposed flat roof and has reduced the depth from 

5.3m to 3.3m. 
- The current property has a floor area of some 169m² and the new scheme would now have an 

increase of 34m². This is a 20% increase in floor area. 
- In this instance the Council removed all permitted development rights from this property in 

2004 when it was granted permission as the dwelling was a replacement for a dwelling/mobile 
home. However, Officers were concerned that the scheme should not be excessive in size and 
scale as it was a larger structure than that which it was replacing and therefore especial 
scrutiny should be given to any extensions which would further increase the size and bulk of 
the scheme.  

- This is a reduced scheme and one which is considered to be reasonable and proportionate. 
There would be no adverse impact on the openness and character of the Green Belt in this 
ribbon of residential development. 

 
Impact on Street Scene and Design 
- The new extension would be built on the rear of the property which is less sensitive to change 

than the front or side of a property. 
- The revised design is acceptable and in keeping with the appearance of the house.  
- The scheme also introduces a roof terrace which has a 1m high parapet which is the slope of 

the hipped roof. The issue of screening will be discussed below, but this does not have any 
adverse design impact.  

- Materials will match. 
 



Impact on Neighbours 
- The scheme has removed the previously proposed side screens which were of a poor and 

incongruous design. However, no screening is provided which does result in the use of the roof 
terrace having the potential to overlook Wayside’s rear patio to the south and Maple Leaf’s 
garden to the north.  

- This can be overcome by the imposition of a condition requiring a suitable screen on each 
flank, to be installed prior to the first use of the terrace area. 

- There will be no loss of light as a result of this scheme. 
 
Conclusion 
 
This scheme is revised and has dealt with the adverse impact of the previous scheme. Whilst the 
concerns of the Parish Council are noted it is considered that a condition regarding appropriately 
designed side screens can overcome this issue. This application is therefore recommended for 
approval.  
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Report Item No: 7 
 
APPLICATION No: EPF/1906/09 

 
SITE ADDRESS: 31 Lindsey Street 

Epping 
Essex 
CM16 6RB 
 

PARISH: Epping 
 

WARD: Epping Lindsey and Thornwood Common 
 

APPLICANT: Mrs Anu Sood 
 

DESCRIPTION OF PROPOSAL: Removal of condition 1 of EPF/0743/76 to allow garage to be 
used as a dentist's surgery ancillary to the main use of the 
dwelling house as such. (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 Materials to be used for the external finishes of the proposed development shall 
match those of the existing building. 
 

3 The premises shall be used solely for a dental surgery and for no other purpose 
(including any other purpose in Class D1of the Schedule to the Town & Country 
Planning (Use Classes) Order 1987, or in any provision equivalent to that Class in 
any Statutory Instrument revoking or re-enacting that Order. 
 

4 The proposed business shall employ a/person(s) residing in the attached 
dwellinghouse and shall not be occupied as a unit separately from the dwelling 
known as 31 Lindsey Street, Epping. Furthermore the business shall not provide 
more than one surgery or consultation room. 
 

5 The Dental Surgery hereby permitted shall not be open to customers / members 
outside the hours of 09:00 to 18:00 on Monday to Friday, 09:00 to 13:00 on 
Saturday, and not at all on Sundays or public holidays. 
 

6 The visibility splays, as shown on drawing no: 2042:DM:08:2, shall be kept clear of 
any obstruction exceeding 600mm in height at all times. 
 

7 Any gates provided at the vehicular access shall only open inwards and shall be set 
back a minimum of 6 metres from the nearside edge of the carriageway. 
 



 
8 Before the building is occupied, a suitably surfaced area shall be provided, and 

thereafter maintained to the satisfaction of the Local Planning Authority, within the 
curtilage of the site to enable a vehicle to turn and leave the property in forward 
gear.  Details of this should be submitted to, and approved in writing by, the Local 
Planning Authority prior to the commencement of the development. 
 

9 The parking areas 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. 
 

10 Prior to commencement of the use hereby approved details regarding the adequate 
storage of refuse shall be submitted to and approved in writing by the Local Planning 
Authority. The scheme shall be carried out in accordance with the agreed details 
and retained thereafter. 
 

11 The walls of the proposed dental surgery shall comply with the current Approved 
Document E of the Building Regulations 2003 as a minimum. 
 

 
 
 
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) and 
since it is an application for commercial 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). 
 
Description of Proposal: 
 
The applicant seeks planning permission for the removal of condition 1 of EPF/0743/76 to enable 
the garage of the house to be used as a dentist’s surgery by the occupier of the house. 
 
The conversion of the garage would comprise of a reception/waiting room, one surgery room and 
a W.C. There would be internal access from the surgery leading into the dwelling house. The 
existing garage door would be replaced by a front door that leads into the reception area and two 
small front windows. The flat roof would be replaced by a pitched roof. The existing in-out driveway 
would be removed and a single central vehicle access added, with two off-street vehicle spaces 
provided in front of the proposed surgery and three off-street parking spaces provided to the side 
of the dwelling. 
 
The planning permission granted under Ref: EPF/0743/76 was for the demolition of the existing 
garage and erection of a new double garage. The condition in question states that the garage 
should only be used for parking and not for any industrial, commercial or business use. The 
reason for this condition was to avoid any harmful impact on adjoining occupiers. 
 
Description of Site: 
 
The subject site is located on the south western side of Lindsey Street, Epping and contains a 
large two storey detached dwelling. The double garage that the proposed change of use relates to 
is attached to the north western elevation of the dwelling house. A medium size fence is located on 
the side and rear boundaries whilst a small brick pillar with entrance gates is located on the front 
boundary. Off-street parking is currently provided on the hard surface in front of the dwelling as 
well as the attached garage, and is served by an existing in-out driveway. 
 



The surrounding area mainly comprises of a mixture of detached and semi-detached dwellings 
varying in size and scale. However there is a public house and a general store located within close 
proximity of the site. 
 
Relevant History: 
 
EPF/0743/76 - Demolition of existing garage and erection of new double garage – 
approved/conditions 09/08/76 
EPF/1630/08 - Removal of condition 1 of EPF/0743/76 to allow garage to be used as a dentist's 
surgery – refused 04/11/08 
 
Policies Applied: 
 
CP2 – Protecting the quality of the rural and built environment 
DBE1 – Design of new buildings 
DBE2 – Effect on neighbouring properties 
DBE9 – Loss of amenity 
ST1 – Location of development 
ST4 – Road safety 
ST6 – Vehicle parking 
 
Summary of Representations: 
 
26 neighbours were consulted on this application. 
 
TOWN COUNCIL – Object to this application as they are concerned that the lack of parking both 
at the site and within a reasonable walking distance would create further problems for this 
congested area. Committee note the limited parking provided for patients on the site, but also note 
that the exit and entrance of these patients to their vehicles would create further highway issues in 
a very congested and busy street. Overall, the town council have considerable concerns that the 
intensification of use that this application would allow, were it to be granted, would create a 
significant disturbance to neighbouring properties and highways hazards. 
 
5 LINDSEY STREET – Object to impact on highways, parking, surgical waste and problems with 
disposing of this, and due to noise and disturbance. The use is considered unacceptable in this 
residential area and may lead to a proposal to extend the business into the main body of the 
house. 
 
9 LINDSEY STREET – Concerns about parking provision and highway safety. 
 
20 LINDSEY STREET – Object as the domestic premises are unsuitable for commercial use as a 
dentist and would detrimentally impact on parking provision and traffic flow. 
 
21 LINDSEY STREET – Comment that the application is believed to be on false grounds as there 
is no garage at this side of the house in question – there never has been. There is a store with an 
access door to a driveway – this is not a garage door but an ordinary door to the driveway. 
 
27 LINDSEY STREET – Object as there is insufficient parking provided, the single entrance does 
not overcome the previous reason for refusal and will cause difficulty in vehicles manoeuvring into 
and out of the site, and as this may result in a change of use of more of the large property to a 
dental surgery. 
 
33 LINDSEY STREET – Object due to the overlooking resulting from patients entering and leaving 
the site, as it is out of character with the residential nature of Lindsey Street, due to the impact on 
parking and highway safety, and due to increased noise. 



 
1A BEULAH ROAD – Object due to the impact on highway safety and parking provision. 
 
10 BEULAH ROAD – Object due to parking problems, highway safety issues, and as a new 
dentists has opened within Epping High Street, making the need for this somewhat redundant. 
 
18 BEULAH ROAD – Object as the revisions do not address the previous reasons for refusal and 
that this would detrimentally impact on highway safety and parking provision. Also consider that 
this change of use may lead to a subsequent application to convert the entire dwelling to a dental 
surgery. 
 
4 LYNCELEY GRANGE – Object due to lack of parking provision. 
 
Issues and Considerations: 
 
Planning permission for working at home is not usually needed where the use of part of the 
dwelling house for business purposes does not change the overall character of its use as a 
residence. However judgement of what constitutes as a material change of use is to be 
determined in each case by the Local Authority. In this instance it was considered that, given the 
intensification of the existing use of the site, the conversion of the garage into a dental surgery 
would warrant a change of use requiring planning permission. 
 
The main issues to be considered are whether the proposed change of use from a garage to a 
dental surgery would cause a detrimental impact on the character of the surrounding area in terms 
of design and appearance, with regards to highway and parking issues, and whether the 
development would be harmful to the amenities of adjoining property occupiers. The previous 
application (EPF/1630/08) was refused permission on the following grounds: 
 

The proposed change of use from a garage to a dental surgery would intensify the use of 
an access onto a classified road where the driver to driver sight lines are substandard. 
Given the lack of visibility it would result in an unacceptable degree of hazard to all road 
users of the highway and would therefore lead to a deterioration in the efficiency of the 
through road as a traffic carrier and be detrimental to highway safety contrary to policies 
ST4 and ST6 of the Epping Forest Local Plan and Alterations and the relevant 
transportation policies contained within the County Council's Highway and Transportation 
Development Control Policies. 

 
Highway and Parking 
 
The previous application was refused due to the insufficient sight lines and the impact this would 
have on highway safety and the free flow of traffic on Lindsey Street. This recommendation for 
refusal was previously put forward by Essex County Council Highway Officers. The revised 
application proposes to remove the existing in-out driveway and replace it with a central vehicle 
access that would be 3.5m wide and have low level planting on either side. Comments received by 
Essex County Council Highways with regards to the revised scheme state “the Highway Authority 
would not wish to raise an objection to this proposal subject to the following conditions”: 
 

1. The visibility splays, as shown on drawing no: 2042:DM:08:2, shall be kept clear of any 
obstruction exceeding 600mm in height at all times. 
 
Reason:- To provide adequate inter-visibility between the users of the access and the 
existing public highway for the safety and convenience of users of the highway and of the 
access. 

 



2. Any gates provided at the vehicular access shall only open inwards and shall be set back a 
minimum of 6 metres from the nearside edge of the carriageway. 
 
Reason:- To enable vehicles using the access to stand clear of the 
carriageway/footway whilst gates are being opened and closed in the interest of highway 
safety. 

 
Subject to these conditions it is therefore considered that the revised application adequately 
addresses the previous reason for refusal and is therefore acceptable under Local Plan policy 
ST4. 
 
Although the previous reason for refusal referred to policy ST6, which relates to vehicle parking, 
the officer’s report clearly stated that it was considered that sufficient vehicle parking was to be 
provided. 
 
Given that the proposal relates to just one surgery there would only be one patient seen at a time, 
and therefore at most two patient vehicles on site at any one time (one for the patient being seen 
and one for the previous or next patient). As there are two vehicle spaces provided this is 
considered sufficient to meet the patient parking needs of the proposed use. The Surgery would 
serve the occupier of the main dwelling, so no parking provision over that provided for the 
occupiers of the dwelling would be required for the Dentist, however it is likely that there would be 
a receptionist and/or a dental nurse required on site. Along with the two proposed spaces outside 
of the dental surgery there would be three spaces provided to the side of the dwelling. The Essex 
Vehicle Parking Standards would require 2 off-street vehicle spaces to serve a dwelling of this 
size, and therefore the third space would be available for use by an additional member of staff for 
the dental surgery. Further to this, given the location within the built-up urban area of Epping the 
site is within a sustainable location that could be accessed by alternative forms of transportation. 
 
There is sufficient space within the front garden area of the property to allow for the 5 total off-
street parking spaces, along with adequate turning space to allow vehicles to enter and leave in 
forward gear. Furthermore, given the large amount of turning space there would be sufficient room 
for short term parking (i.e. deliveries or pick-ups) within the site, which would counter any 
additional on-street parking pressure on the already congested surrounding streets. 
 
Due to the above, and subject to the previously stated conditions and further conditions ensuring 
the parking areas and turnings spaces are installed and retained, the proposal now complies with 
policies ST4 and ST6 of the Local Plan. 
 
Design and appearance 
 
The Council previously considered that the external changes required to convert the garage into a 
dental surgery would not have a harmful impact to the character of the street scene or to the 
character of the surrounding area. As the only alteration to the scheme is the removal of the in-out 
driveway and installation of a single access, it is not considered that this would alter the previous 
decision and as such the design and appearance of the converted building would be acceptable. 
 
Amenity considerations 
 
It was previously, and is still considered, that there would not be any harm to the amenities of 
adjoining occupiers in terms of noise and disturbance. A condition could be added to ensure that 
adequate soundproofing of the surgery be put in place prior to commencement of use in order to 
prevent general noise disturbance to neighbouring residents. 
 
The potential disturbance resulting from intensification of the use of the site is also deemed as 
acceptable. It is considered that, as there is only one surgery proposed on the site, there would not 



be a significant degree of disturbance or loss of privacy in relation to people arriving at and leaving 
the site. It should also be noted that there a nearby shop located four properties down and a public 
house to the north of the application site. It is considered that there would be considerably more 
noise and disturbance caused by these than the proposed dental surgery. Furthermore, the 
proposed opening hours of the surgery would be 09:00 to 18:00 Monday to Friday and 09:00 to 
13:00 on Saturdays, which can be restricted by condition. As such there would be no disturbance 
in the evenings or on Sundays, unlike the shop and public house. 
 
Objections have been received by neighbours with regards to the potential of the entire dwelling 
being converted into a dental surgery, which would attract considerably more vehicle and 
pedestrian movements than this proposal. The change of use of this dwelling would require 
planning permission and these issues would be considered as part of any assessment of such. 
The potential for a future application for this is not under consideration at this time and is not a 
material consideration in relation to this application. 
 
Environmental Health 
 
The application was referred to Environmental Health, who had no objections regarding the 
application subject to conditions in relation to refuse and storage of drugs. 
 
Conclusion: 
 
In light of the above and the revisions made to the previous application it is considered that the 
previous reason for refusal has been sufficiently overcome and as such the application is 
recommended for approval. 
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Report Item No: 8 
 
APPLICATION No: EPF/1934/09 

 
SITE ADDRESS: Wantz Service Station 

Fyfield Road 
Ongar 
Essex 
CM5 0AH 
 

PARISH: Ongar 
 

WARD: Shelley 
 

APPLICANT: BP Oil UK Limited  
 

DESCRIPTION OF PROPOSAL: Alterations and extension to existing sales building. 
 

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 external finishes of the proposed extension, shall match 
those of the existing building. 
 

 
 
This application is before this Committee since it is an application for commercial 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). 
 
Description of Proposal: 
 
The proposal is to extend the existing sales building at the rear to a depth of 4.5m and measuring 
9.8m wide. The height of the extension would be the same as the existing building with matching 
materials.  
 
Description of Site: 
 
The proposal site is a service station located on the north eastern quadrant of The Four Wantz 
roundabout where the B184, A128 and A414 meet. The current site contains an existing sales 
building towards the rear of the plot with a covered forecourt adjacent to the highway. There is also 
a car wash in operational use. The proposal would be located to the rear of the sales building, 
where it is bordered by a commercial building to the north and a residential property to the north 
east. There are a large number of residential properties in the immediate vicinity.  
 



Relevant History 
 
There is an extensive history to the site the most relevant and recent being; 
 
EPF/1514/89 - Rebuilding of petrol filling station with car wash. Grant Permission (with conditions) 
- 26/03/1990.  
EPF/1757/99 - Proposed extension to house ATM machine. Grant Permission (with conditions) - 
17/12/1999. 
EPF/1094/08 - Installation of new underground fuel tanks, replacement forecourt canopy, pump 
islands, forecourt surfacing and drainage. Grant Permission (With Conditions) - 23/07/2008.  
 
Policies Applied: 
 
Policy DBE1 – Design of new Buildings 
Policy DBE9 – Loss of Amenity 
Policy ST4 – Road Safety 
Policy ST6 – Vehicle Parking  
 
SUMMARY OF REPRESENTATIONS: 
 
(34 properties consulted – 2 replies). 
 
TOWN COUNCIL: Resolved to make no comment.  
 
THE BARN, CHELMSFORD ROAD (3 LETTERS): Objection. Road safety issues, the service 
station is busy and there is limited parking on the site. The increased trade will make access and 
egress difficult and will lead to parking on the pavement. Increase in noise and light pollution 
associated with increased use. Extension contravenes objectors 3.0m right of way for 
maintenance and repair.  
 
WANTZ FARM, CHELMSFORD ROAD: Objection. Road safety issues, shopping time per person 
will increase which will lead to additional time spent at the pump. As there is no additional parking 
this could lead to a backlog of traffic onto Fyfield Road. Parking on the footpath will create a 
hazard in terms of visibility which could lead to an accident. Increased risk to pedestrians. Noise 
and light pollution will increase with this expansion. Property value will decrease with this 
intensification of use. Rubbish pollution will become a greater issue.  
 
Issues and Considerations: 
 
The main issues to consider are the design of the proposal, any potential issues of loss of amenity, 
or concerns about road safety.   
 
Impact on Appearance of Area 
 
Policy DBE1 requires that new buildings respect their setting in terms of scale, proportion, siting 
and massing and adopt a significance in the streetscene which is appropriate to their use or 
function.  
 
The current sales building is comparatively small in relation to some service stations providing 
similar services in the locality and it is evident that conditions are relatively cramped. The 
proposed alterations will be similar in style to the existing building and present no design issues. 
The bulk of the extension will be largely unseen as it is located at the rear of the existing sales 
building and is enclosed by fencing and a high wall and garage on the boundaries.  
 
Impact on Neighbours Amenity 



 
Policy DBE9 requires that new development does not lead to loss of neighbour amenity in relation 
to such things as noise, smell and disturbance.  
 
The extension would be bordered on either side by a commercial premises and a residential 
property. The residential property is divided from the site by a high wall, 3 metres approx, and a 
pitched roof garage. The commercial property is divided from the site by a 2.0m fence. This 
proposal would not present any issues in relation to loss of light or outlook. The main issue to 
consider in relation to amenity is the potential for noise and disturbance, as highlighted in the 
objection letters. There is nothing to support the contention that an increase in the sales area 
would lead to increased rubbish or noise and disturbance, and it is not considered there will be an 
increase in light pollution from a generally enclosed section of building. The proposed plans also 
indicate adequate space for the safe storage of rubbish and waste materials.  
 
The objection letters also allude to falling property values and impacts on private property rights of 
way in relation to this application. However these are not deemed material considerations when 
reaching a planning decision.  
 
Road Safety 
 
The objection letters received also expressed concerns in relation to road safety and parking. The 
Highways Department of Essex County Council have been consulted in relation to this and raise 
no objection to this proposal, which is not in contravention of the Country Council’s transportation 
policies. The existing arrangement in terms of access and egress at the site will be retained and it 
is not envisaged that the proposal would compromise road safety. The highway authority has no 
objections to this proposal because the overall increase in size of the sales area is not substantial 
and will almost certainly not generate a significant amount of extra traffic movement to the site 
than there already is.  The site has been there and operated in its current position for years and 
this proposal will only really benefit existing customers with a wider range of choice from within the 
sales area. 
  
There have been no reported accidents within the last 5 years associated with the access or exit of 
the petrol station which makes any suggestion that it is unsafe very hard to substantiate. 
  
The highway authority can understand a perceived safety problem from locals near the BP station 
but there is nothing tangible that would warrant recommending a refusal . 
Conclusion:  
 
The proposed extension presents no significant issues in relation to design or loss of amenity. 
Road safety is not considered to be further compromised by this addition to the existing 
floorspace. It is therefore recommended that the application be approved with conditions.   
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