
Report Item No: 1

APPLICATION No: EPF/1076/10

SITE ADDRESS: 4 Stradbroke Park
Chigwell
Essex
IG7 5QL

PARISH: Chigwell

WARD: Grange Hill

APPLICANT: Mr S. Burney

DESCRIPTION OF PROPOSAL: TPO/EPF/54/08 and EPF/0680/10 - (T1) Conifer - Fell and 
grind out stump
(T2) Hornbeam - Crown lift and reduce by 30% (T3) 
Hornbeam - Fell and grind out stump (T4) Oak - Crown lift and 
reduce by 30% (T5) Hornbeam - Fell and grind out stump (T6 
and T7) 2 x Hornbeam - Remove overhang

RECOMMENDED DECISION: Grant Permission (With Conditions)

CONDITIONS 

1 The work authorised by this consent shall be carried out under the direct supervision 
of the Local Planning Authority, who shall receive in writing, 5 working days notice of 
such works.

2 A replacement tree or trees, of a number, species, size and in a position as agreed 
in writing by the Local Planning Authority, shall be planted within one month of the 
implementation of the felling hereby agreed, unless varied with the written 
agreement of the Local Planning Authority.  If within a period of five years from the 
date of planting any replacement tree is removed, uprooted or destroyed, 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.

3 The crown lifting to T4 Oak authorised by this consent shall extend only to the whole 
or partial removal of branches necessary to give 6 metres clearance above ground 
level.

4 The crown reduction to T4. Oak authorised by this consent shall be by no more than 
30%.

5 The crown reduction to T6 & T7 Hornbeams authorised by this consent shall consist 
of pruning lateral branches to boundary line.

6 The works hereby authorised shall not be undertaken after a period of three years 
from the date of this consent.



This application is before committee since all applications to fell preserved trees are outside the 
scope of delegated powers.

Description of Proposal:

T1. Conifer. Fell and replace.
T2. Hornbeam. Reduce crown by 30%.
T3. Hornbeam. Fell and replace
T4. Oak . Crown lift and crown reduce by 30%.
T5. Hornbeam. Fell and replace.
T6 and T7. Hornbeam. Remove overhang.

Description of Site:

The site forms part of a residential gated enclave of large detached dwellings, set amongst a 
mature wooded landscape. A remnant of ancient forest, this area has been increasingly placed 
under pressure of development in recent decades. The original character of this locality is of dense 
forest, with dwellings piercing a natural closed landscape of canopy forest trees. 

Relevant History:

No pruning records exist for trees on this site under the new order TPO/EPF/50/08 and 54/08 but a 
planning condition requires the retention of certain trees on site under permission EPF/0680/10, 
which includes T3.

Permission is not required for works to T1. Conifer, T2 and T5 Hornbeam because they have not 
been protected under the new Order.  

Policies Applied:

Epping Forest District Local Plan and Alterations: 

LL09 Felling of preserved trees.
LL08 Pruning of preserved trees

SUMMARY OF REPRESENTATIONS:

4 immediate neighbours were notified but no representations were received. 

CHIGWELL PARISH COUNCIL were willing to waive their objection provided the tree officer 
deems the application acceptable.

Issues and Considerations:

Applicant issues 

 The reasons put forward to fell the hornbeam (T3) are the following:

 Property encroachment
 Light access
 Maintenance. 



Planning considerations

 The main planning considerations in respect of the felling of the tree are:

i) Tree condition and life expectancy

No mention is made of the tree’s condition but it has been visually assessed from ground level and 
the observations are described below. 

The tree is a lapsed pollard and has clear signs of dieback throughout the crown. Large sections of 
the upper crown are dead and what foliage is attached to the main limbs is sparse and undersized, 
when compared to a healthy tree. 

Leaves forming on the main stem and large branches of the tree are recognised as a sign of 
stress, indicating problems normally associated with root disorders.

Large areas of the stem are dysfunctional where full length pieces of bark have peeled off the 
stem and dysfunctional heartwood is visible across at least half the circumference of the trunk. Its 
condition is poor with low vigour.  It is estimated that the tree has a foreseeable life expectancy of 
less than 5 years into the future. 

ii) Visual amenity

T3 Hornbeam has modest public amenity. It is clearly visible from the access drive to the 
applicant’s and immediate neighbour’s houses but this is at least 200 metres from the main public 
road and beyond a tall set of automated metal security gates.  T3 has a narrow stunted crown 
form, typical of a closely grown forest pollard tree and does not provide a significant screening 
function due to its thin crown density.

The tree is a part of a group of trees including larger specimens in the near vicinity but is 
subordinate to the more prominent Oak, T4, which is a striking and important tree in form and size. 
T2 Hornbeam softens the built mass of the new house and has a prominent position in a circular 
planting pit on the drive. T3 contributes marginally to the landscape character of the forest which 
envelopes this and neighbouring properties. 

iii) Suitability of tree in current position

The tree was originally part of a forest group and must therefore be considered as highly suitable. 
Health issues supersede suitability in this instance. A metalled drive access road runs very close 
by and high sided trailers come very close to it and risk impacting the tree’s main bole.

iv) Replacement tree 

.A suitably sized and well formed native replacement will better fill the small front lawn.

Conclusion:

The tree has limited amenity value due to its location at  the end of a private drive. In light of its 
poor health, it is considered that the loss of this tree would not constitute a serious harm to the 
powerful tree presence maintained by the dominant Oak; T4 and other nearby trees.. A suitable 
replacement will enhance the landscape character of this front garden. The proposal therefore 
accords with Local Plan Landscape Policy LL09.  It is therefore recommended to grant permission 
to fell T3 Hornbeam on the grounds that its declining condition renders it unsustainable.



In the event of members agreeing to allow the felling, it is recommended that a condition requiring 
the replacement of this tree and a condition requiring prior notice of the works to remove it must be 
attached to the decision notice.

It should be noted that the pruning consideration for T4 Oak, T6 and T7 Hornbeam is included in 
the report for members’ information only. Pruning applications are dealt with under officer 
delegated powers.
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Report Item No: 2

APPLICATION No: EPF/0227/10

SITE ADDRESS: 24 Albion Hill 
Loughton
Essex
IG10 4RD

PARISH: Loughton

WARD: Loughton Forest

APPLICANT: Tim Breyer

DESCRIPTION OF PROPOSAL: 6 x 4m high lighting columns around tennis court.

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 lighting columns hereby permitted shall only be illuminated between the hours 
of 0800 and 2130.  Their lights shall be kept off outside of those times.

3 Prior to the first illumination of the lighting columns hereby approved, they shall be 
fitted with hoods and spill shields that have previously been approved in writing by 
the Local Planning Authority.  The approved hoods and spill shields shall be 
permanently retained and the lighting columns shall not be illuminated without the 
approved hoods and spill shields fitted, which shall remain thereafter.  

4 The lights of the lighting columns hereby approved shall only be aimed at the tennis 
court.  They shall not be aimed in any other direction.

5 The development shall be carried out in accordance with the details shown on 
drawing number 24AH-400/C and permanently retained in accordance with those 
details.

This application is before this Committee since it is an application that is considered by the 
Director of Planning and Economic Development as appropriate to be presented for a Committee 
decision (Pursuant to Section P4, Schedule A (k) of the Council’s Delegated Functions).

Introduction:

This application is reported back to the Committee, following deferral at the last meeting on 7th July 
2010.  Members present at that meeting requested the submission of light contour plans to 
demonstrate that the extent of light spillage from the proposed floodlights around and above the 
tennis court.  The applicant has submitted light contour plans which demonstrate the extent of light 
spillage around the tennis court.  These have been forwarded to the Council's Environment and 



Street Scene Directorate for assessment and it is anticipated that the conclusion of that 
assessment will be verbally reported to the Committee at the meeting.  

With regard to plans detailing light spillage above the tennis court, the applicant advises that, due 
to the site levels, the submitted lighting plots actually demonstrate the worst case scenario as it 
indicates the maximum lx levels at the tennis court surface level and its greatest light spillage area.  
Accordingly they question the need for additional plans detailing the light spillage above the court, 
contending that a plot taken at 4.5m above the court surface (0.5m above the 4m lights and still 
1.5m below the western boundary wall) would only demonstrate that the lx levels from the 
reflected light would be considerably lower than the initial plot taken at court surface level.  

On this basis the applicant has requested that the item is reported back to the Committee, for 
determination on the basis of the information submitted.  

Description of Proposal: 

This application seeks planning permission for the erection of 6 lighting columns around an 
existing tennis court, located in the rear part of the garden of 24 Albion Hill.  The columns would be 
4 metres in height and mounted with 250 watt floodlights.  The application drawings have been 
corrected to accurately show the position of the tennis court, which is located approximately 12.3 
metres from the existing retaining wall which separates the application site from the site at 1/1a 
Warren Hill to the south.  

This proposal differs from a similar development approved in 2000, due to the reduced height of 
the lighting columns and also due to the position of the court, which at that time was located closer 
to the rear boundary of the site by approximately 11 metres.  An application for a further similar 
development which was refused planning permission last year also showed the tennis court in its 
previous location.  

Description of Site: 
  
The application site comprises a 2 storey detached house with a detached double garage on a 
large double ‘L’ shaped site on the southern side of Albion Hill. The area has a mixture of types 
and styles of dwellings. The land drops down steeply to the south. The dwelling has a three storey 
aspect when viewed from the rear elevation due to the fall of the land. The wall to the front of the 
property is Grade II listed for a distance of 6m either side of the prominent wooden gates. No 
changes are proposed for this structure.  Whilst land within the site has been remodelled (with the 
benefit of consent granted last year) there is also a general fall in levels from the west to the east.  
The tennis court has been constructed on the lowest part of the site and is enclosed by wire 
fencing.  Following the Officer’s site visit, the plans have been revised to accurately show the 
position of the court in relation to neighbouring properties.  

A concrete retaining wall encloses the northern and western boundaries of the tennis court.  An 
older brick retaining wall encloses a 5m wide strip of land on the site to the west of the tennis 
court.  The southern site boundary is approximately 12m from the tennis court and is enclosed by 
a substantial wall and a line of mature trees, beyond which is the site of 1 and 1A Warren Hill.

An existing cottage to the east of the site (No 22), in the ownership of the applicant has been 
demolished and a replacement dwelling is substantially complete (permission granted in 2007).  
That house and its garden are at a significantly higher level to the north of the tennis court.

Part of the site area was previously included within the site for an approved development of five 
dwellings to the south (formerly occupied by 1 and 1a Warren Hill).  Following the removal of this 
part of land from that site, the Warren Hill development has been re-drawn and a proposal for 
three dwellings on that land is currently under consideration.  



Relevant History:

EPF/1122/00.  Floodlighting on 6m high columns to existing tennis court.  Approved 10/01/2001.

Subject to planning conditions including requirements to switch off the lights after 9.30pm and to fit 
the lights with hoods and spill shields.  

EPF/1496/09. Erection of tennis court lighting.  Refused 05/10/2009 for the following reason:

The proposed tennis court lighting would result in an adverse impact on the amenities of the area 
and neighbouring properties, particularly Great Cedar, Pollards Close and Elgar Place, Warren Hill 
by introducing excessive light pollution, contrary to policies DBE9 and RP5A of the Adopted Local 
Plan and Alterations.

EPF/1498/09.  Levelling of rear garden.  Approved 07/10/09.

Policies Applied:

Local Plan

DBE 9 Neighbour Amenity
RP5A  Adverse Environmental Impacts

Summary of Representations:

Notification of this application was sent to Loughton Town Council and to 14 neighbouring 
properties.  

The following representations have been received:

LOUGHTON TOWN COUNCIL.  No objection.  The Committee NOTED that its attention was 
drawn to the proposed lighting’s effect on the amenities of the properties in Pollards Close 
bordering the tennis court and reiterated its previous comments made on planning application 
EPF/1496/09 which were: The Committee had NO OBJECTION to this application but was 
concerned that the proposal could potentially cause more light pollution and furthermore, in the 
interests of the environment, the use of low energy lighting would be preferred.  

ELGAR PLACE, WARREN HEIGHTS.  Objection.  The lighting will cause light pollution and 
excessive noise at night in my back garden and north facing rooms of my property.  The statement 
that there are no affected windows in habitable rooms in the north facing elevation of my property 
is untrue.  North facing windows in my daughter's bedroom, kitchen, utility room and family living 
room will all be affected.  The ‘dense mature landscaped screen along the boundary’ is deciduous 
and would provide no protection for six months of the year. Due to ground levels, my garden is 
terraced upwards from the house and light pollution will occur at the upper level. Also, my 
daughter's bedroom is located on the first floor of my property, well above the level of the 
boundary wall and, as the closest room to the tennis court, will definitely suffer loss of amenity 
from light pollution and noise. Only the ground floor is set down at the same level as the boundary 
wall.

Comment remains as above following notification of revised plan.  

LEIGHTONS, WARREN HEIGHTS.  Objection.  Light pollution -the existing trees/shrubs do not 
provide any sort of barrier between Warren Heights and the proposed lights as they are of a 
deciduous nature. The result being effectively no barrier for at least 6 months of the year. Even if 



the lights are facing downwards, the light level in the area would be dramatically increased (it 
should be noted that the lighting in Warren Heights had previously been chosen to be all low level 
lighting and kept to a minimum). For the Leightons property in Warren Heights, there are 3 
bedrooms that face the direction of the tennis court and an additional master bedroom with a side 
window that would be affected.  Secondly, I strongly object to the light installation on the grounds 
of noise pollution. Warren Heights is a notably quiet development, significantly far enough from the 
main road to barely even hear traffic noise. Noise from the tennis courts would be more than 
offensive, particularly at night when the lighting would be needed.

THURLESTONE, POLLARDS CLOSE.  Objection.  Considerable light pollution will be caused to 
residential dwellings near to the tennis court.  My property and others stand closer to the tennis 
court than the applicant’s own property which is also higher.  Due to the level of the site, the light 
pollution may be worse for lower properties including mine, Great Cedar and Elgar Place, Warren 
Hill.  Query whether the retrospectively approved ‘ground levelling’ will exacerbate the impact of 
the lighting by raising the level of the land.  Difficult to see how this application differs from that 
which was recently rejected.  Difference in height of the columns is a non-point the nature of light 
is that it will radiate outwards and upwards as well as downwards, illuminating the surrounding 
area.  The lapsed planning permission for lighting columns was in respect of a different tennis 
court which was further away from my property at a time when further screening existed and prior 
to the ‘land levelling’.  I am pessimistic as to whether conditions would be adhered to if a 
conditional approval was granted, given the site history.  Condition would be hard to police.  
Furthermore, if lighting was to be switched off by 9.30pm this would be some time after I would 
hope that my children (whose bedroom windows would be affected) would be asleep and would be 
some 5 hours after sunset during the short winter months.  

16 ALBION HILL.  Objection.  Light pollution spilling onto my garden and beyond on summer 
evenings will spoil my enjoyment of views onto my garden land into the dark forest beyond.  Would 
be a waste of resources at a time when everyone is being encouraged to turn off appliances as 
much as possible to save energy.  

2 WARREN HILL.  Objections.  I will lose privacy in my garden.  

Issues and Considerations: 
 
The appearance of the lighting columns would be acceptable.  Accordingly, the main issue for 
consideration is the impact the lighting (when in use) would have on the amenities of the occupiers 
of neighbouring dwellings and on the character and appearance of the area.  

The proposed lighting columns would be located in closest proximity to the rear boundaries of 
Thurlestone and Great Cedars in Pollards Close.  The applicant has advised the tennis court is 
located on land which has not been affected by recent re-modelling of part of the wider site.  It is 
the Officers view, having visited the site, and examined photographs of it taken prior to the 
alteration of levels on the wider site, that this is correct.  The tennis court has a retaining wall to the 
northern and western edges which supports land at a higher level (approximately 1 metre to the 
north and 2 metres to the west).  Beyond the retaining wall on the western side there is a 
substantial boundary wall with planting above which forms the boundary with Thurlestone and 
Great Cedar.

The occupier of Thurlestone has objected to the planning application, raising concern that despite 
the height of the column, there would be spillage which would cause a significant level of light 
pollution to Thurlestone and neighbouring properties.  Officers accept that the light could not be 
entirely contained within the site and there would be some additional light visible from surrounding 
sites.  However, due to the height of the columns in relation to the boundary treatment and subject 
to the previously imposed condition requiring the lights to be fitted with spill shields this additional 
light would not cause material harm. 



Properties in Warren Hill, although further away from the tennis court, would be less protected by 
boundary screening.   At the time of the Officer’s site visit (April this year) the dwelling at Elgar 
Place was easily visible from the application site.  Notwithstanding this, the property is located 
approximately 25 metres from the tennis court and positioned to the side of the rear of the site.  As 
a result of its position and this separation distance there would not be a reduction in amenity that 
would be so significant as to justify the refusal of planning permission, subject to the use of 
conditions requiring methods to limit light spillage.  Other residents in Warren Hill who have raised 
concern are located further south of Elgar Place and similar considerations would apply.  With 
regard to the concern raised by the occupiers of 2 Warren Hill the lighting would not lead to a 
reduction in amenity.  16 Albion Hill is located a sufficient distance from the tennis court that there 
would not be a material reduction in amenity.  

Regard must also be given to the impact of the proposed lighting on the amenities of the future 
occupiers of the 1 and 1a Warren Hill site and this has been done with reference to the proposal 
for three houses on that site that is the subject of a current application.  The plans for the current 
application show that the dwelling proposed closest to the site would have its flank elevation facing 
the tennis court.  As this would only contain windows serving a utility room and ensuite bathroom, 
it is considered that an acceptable level of amenity would be achieved.  

Concern has been raised by neighbouring residents regarding the suitability of the condition 
suggested by Loughton Town Council and imposed on the previous consent, which would require 
the lighting to be switched off at 9.30pm.  The concerns relate to both whether the time is early 
enough to mitigate potential harm and secondly whether or not the condition would be enforceable 
if the lighting remained in use later into the evening.

Dealing with the two issues in turn, with regard to the time, it is considered that 9.30pm would be a 
reasonable time to limit the use of the lights without causing harm to neighbouring amenity.  In 
summer months, this time would be not long after sunset.  With regard to enforceability, such a 
condition is sufficiently precise to allow all parties to clearly understand what it requires and 
therefore to be able to assess whether those requirements are being complied with.  It is the case 
that the District Council would require information from local residents to alert it of any breach of 
the condition in the first instance.  Since there would be no difficulty in assessing whether the 
condition was being complied with and no difficulty in gaining evidence of a breach, the condition 
is capable of being enforced.

Concern has also been raised regarding the potential for noise nuisance.  The tennis court is 
already in situ, having been erected as a permitted development.  Accordingly, there is potential 
for noise arising from the tennis court at present, which is not the subject of any planning control.  
As acknowledged above, subject to the imposition of a time limit, the lighting would not enable the 
tennis court to be used much beyond sunset during the summer months.  It is the summer months 
when it is anticipated that noise from the tennis courts would have the greatest impact on 
neighbouring properties, as residents would be more likely to be sat in their gardens in the 
evenings and to have windows open within the house.  The tennis court is less likely to be used 
during winter months and neighbours less likely to have windows open and use their garden in the 
evening.  However, even if that were not the case and the tennis court were used regularly to 
9.30pm in the winter, it is not likely that any noise from its use would be harmful to the living 
conditions of neighbouring properties.



Conclusion:

When determining this planning application regard must be had to the planning history of this site, 
both the lapsed approval for 6m high columns and the more recently refused application for 6m 
high columns.  The precedent set by the lapsed approval is limited by the revised position of the 
tennis court and other physical alterations which have taken place within and around the 
application site (most notably the removal of a considerable amount of vegetation that previously 
provided screening of the tennis courts) together with the context of the planning history of the 1 
and 1a Warren Hill site.  Based on the merits of the current proposal and in light of the appraisal 
as set out above, it is considered that there would not be a material loss of amenity to the 
occupiers of neighbouring properties which would justify the refusal of planning permission, 
subject to the use of planning conditions to safeguard amenity.  Accordingly, it is recommended 
that planning permission be granted.  
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Report Item No: 3

APPLICATION No: EPF/0310/10

SITE ADDRESS: 118 High Road
Chigwell
Essex
IG7 5AR

PARISH: Chigwell

WARD: Chigwell Village

APPLICANT: Mr L Earl

DESCRIPTION OF PROPOSAL: Demolition of an existing single dwelling house and the 
construction of 10 no. two bedroom apartments and 2 no. 
three bedroom penthouses, associated car parking provided 
underground and at a surface level. (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 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.

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

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

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



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

7 Prior to commencement of development, details of levels shall be submitted to and 
approved by the Local Planning Authority showing the levels of the site prior to 
development and the proposed levels of all ground floor slabs of buildings, roadways 
and accessways and landscaped areas.   The development shall be carried out in 
accordance with those approved details.

8 Gates shall not be erected on the vehicular access to the site without the prior 
written approval of the Local Planning Authority.

9 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.

10 All material excavated from the below ground works hereby approved shall be 
removed from the site unless otherwise agreed in writing by the Local Planning 
Authority.

11 Before the commencement of the development, or of any works on the site, and 
concurrently with the detailed design plans, a tree survey shall be submitted to the 
Local Planning Authority.  The survey shall contain relevant details on all trees on or 
adjacent to the site, and with a stem diameter of 100mm or greater, to include the 
following:

(a) Reference number, species, location, girth or stem diameter, and accurately 
planned crown spread.
(b) An assessment of condition, and value.
(c) Existing ground levels, including contours where appropriate, adjacent to 
trees, where nearby changes in level, or excavations, are proposed.
(d) Trees to be removed in conjunction with the proposed development shall be 
clearly marked as such on a plan.

12 Before the commencement of the development or any works on site, details of the 
landscaping of the site, including retention of trees and other natural features, shall 
be submitted in writing for the approval of the Local Planning Authority, and shall be 
carried out as approved.

13 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.  

14 No tree, shrub, or hedge which are identified as being retained in the details 
approved pursuant to condition 12 of this permission, 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 to be retained in accordance with the approved details 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. 



15 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.

16 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.

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



Subject to the completion, within 6 months, of an agreement under Section 106 of the Town 
and Country Planning Act 1990 to secure a contribution of £16,242 towards the provision of 
education in the locality, to be paid within 6 months of the commencement of the 
development.

This application is before this Committee since it is an application for residential development of 5 
or more units  and is recommended for approval (Pursuant to Section P4, Schedule A (d) of the 
Council’s Delegated Functions) and 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:

Demolition of an existing single dwelling house and the construction of 10 no. two bedroom 
apartments and 2 no. three bedroom penthouses, associated car parking provided underground 
and at a surface level. (Revised application)

The building form measures 28.9 metres wide by 24.7 metres deep and the roof accommodation 
17.4 metres deep by 24.6 metres wide.

The basement will cover the footprint of the building and will be 3.1 metres below ground floor 
level. From the front, the highest point of the crown ridge measures 11.0 metres high and this 
drops to 9.7 metres. The eaves height measures 5.4 metres.

Basement

17 Parking Bays (6 Disabled parking bays)
Refuse bin store
14 cycle bays
Store room

Ground Floor

Flat 1 – Living, dining, kitchen, 2 bedroom and 3 WC/ bath 
Flat 2 – Living, dining, kitchen, 2 bedroom and 3 WC/ bath
Flat 3 – Living, dining, kitchen, 2 bedroom and 2 WC/ bath (lounge terrace)
Flat 4 - Living, dining, kitchen, 2 bedroom and 2 WC/ bath (bedroom and lounge terrace)
Flat 5 – Living, dining, kitchen, 2 bedroom and 2 WC/ bath (lounge terrace)

First Floor

Flat 6 - Living, dining, kitchen, 2 bedroom and 3 WC/ bath (lounge terrace)
Flat 7 – Living, dining, kitchen, 2 bedroom and 3 WC/ bath
Flat 8 – Living, dining, kitchen, 2 bedroom and 2 WC/ bath (lounge terrace)
Flat 9 - Living, dining, kitchen, 2 bedroom and 2 WC/ bath (bedroom and lounge terrace)
Flat 10 – Living, dining, kitchen, 2 bedroom and 2 WC/ bath (lounge terrace)

Second Floor (Roof accommodation)

Flat 11 – Living, dining, kitchen, 3 bedroom and 3 WC/ bath (dinning and lounge terrace)
Flat 12 – Living, dining, kitchen, 3 bedroom and 3 WC/ bath (dinning and lounge terrace)



Description of Site:

The site area is 0.26 hectares and accommodates a large detached house on a roughly square 
plan shaped plot to the east side of the High Road, 40m south of Chigwell Underground Station. 
There are a large number of protected trees on the site. There is a Grade II listed building 70m to 
the south, and another immediately opposite (No 189 High Road). Chigwell Golf Club is to the 
immediate east, and the boundary between the rear garden and golf course is unmarked. 

Relevant History:

EPF/1616/97 Outline application for demolition of existing dwelling and erection of 16 Flats. 
Refused. Appeal – Informal hearing dismissed

1. The proposals represent over-development of the site likely to be out of keeping with the 
surrounding area which is characterised by single dwellings in spacious plots.

2. Insufficient information is submitted with the application to satisfy the Council that the 
development can take place without a detrimental impact on landscaping and consequently 
the character of the area.

EPF/0424/05 Outline application for the demolition of a single dwelling and the construction of 10 
no. apartments, including improved access and underground parking. 

Refused for the following reasons:
1. The proposal represents overdevelopment of the site and would result in development out 

of keeping with the domestic character of this part of Chigwell, High Road and would 
therefore fail to respect its setting.

2. The proposal results in the loss of a willow tree which is the subject of a tree preservation 
order and amounts to a threat to the long-term survival of other protected trees which are 
on the site.

3. The proposal to incorporate windows to habitable rooms in the flank walls of the proposed 
flats would result in overlooking of the neighbouring property.

4.
Appeal/ Informal hearing - Allowed in 2006

EPF/0679/08 - Demolition of an existing dwelling and erection of 10 x 2 bedroom flats and 2 x 3 
bedroom penthouses including associated car parking, access and landscaping. Refused.
Appeal/ Informal hearing - Dismissed

Reasons: 
1. The proposed design, because of its top-heavy proportion of roof that results in a bulky 

appearance of the building, would be detrimental to the appearance of this development on 
the street scene

2. The proposed windows on the upper floors on the southern elevations would result in 
undue overlooking and loss of privacy, detrimental to the living conditions of the occupier of 
the adjacent residential property at 120 High Road, Chigwell,

The Planning Inspectors’ decisions referred to above are appended to this report on 
page 81 since reference is made to them throughout.

Policies Applied:

CP1, 2, 3, 6 & 7 Core Policies re sustainable development
H1A, H2A, H3A, H4A Housing Provision
DBE 1 and 2 Design of new buildings



DBE3 Design in urban areas
DBE 6   Parking
DBE 8   Amenity Space
DBE 9   Amenity for neighbours
ST4 & 6 Highways & Parking
LL10   Landscaping

Summary of Representations

CHIGWELL PARISH COUNCIL – The Council continues to Object to this application on the 
grounds of the over-dominant expansion of roof height, with the inclusion of two additional 
penthouses which is highly disproportionate and overbearing, especially to the house opposite. 

120 HIGH ROAD – Strongly Objects. Number of windows has increased (south elevation) from 
three on the first floor and two on the second floor (roof) to the now planned four on the first floor 
and three on the second floor. 

OAK COTTAGE, 189 HIGH ROAD – Objects. This application for a further expansion of an 
already over-developed application is to squeeze such a large number of residents into this site 
will add up to 24 additional cars into an already dangerous traffic area beside the station which has 
parking issues. Should not be the parameters for planning decisions.

CHIGWELL RESIDENTS ASSOCIATION – Object, out of character with the existing street scene. 
The proposal will have an adverse effect upon character of the area and living conditions of 
neighbouring residents and on the surrounding street scene. The design is out of keeping in the 
street and will be overbearing and intrusive. Noise, disturbance and overlooking from the flats 
would harm amenities of nearby residents. Increase traffic generation.

Issues and Considerations:

History for this site

It should be noted that the original scheme was refused in 1997 for 16 flats. 

Outline planning consent was approved under planning reference EPF/0424/05 for a development 
comprising of 10 flats on this site. This was allowed by an Inspector in 2006 following an initial 
refusal by the Local Authority. The outline permission dealt with only matters of the possible siting 
of the building. The principle of a detached block comprising of 10 flats on this site was established 
by the appeal decision. The time limit for submitting applications for approval of reserved matters 
following this outline approval has now expired.

The subsequent application, EPF/0679/08 dealt with details of the design of the scheme, and 
included two additional flats in the roof.  It was refused and a subsequent appeal dismissed on 
design grounds only.  The Planning Inspector raised particular objection to 2 proposed wings that 
projected from the front elevation.

The introduction of two additional flats in the roof was considered acceptable by the Planning 
Inspector. This has now raised the development potential of the site to a maximum of 12 flats (see 
paragraph 13 from the Inspector’s report).  

The inspector was also of the view that any Landscaping concerns could be addressed by 
condition (see paragraph 12 from the Inspector’s report). 

The impact on the amenity of the immediate neighbour (120 High Road) was assessed in detail by 
the inspector and the development was considered to be of ‘…relatively limited impact because of 



the size and function of neighbour’s window….such that privacy does not amount to an 
insurmountable obstacle to the progress of the scheme.’ (See paragraph 11 from the Inspector’s 
report)

Therefore the principle of a suitable flatted development of 12 flats (two provided in the roof) on 
this site, has been found to be an acceptable form of development at appeal. This revised 
application does not give the opportunity to go back over arguments that have already been 
decided at appeal.  

The specific reason the appeal was dismissed was on elements of the design. Whilst the proposed 
design of the current proposal is similar to that dismissed by the Planning Inspector, it has been 
revised taking the Inspector’s comments into consideration.  In particular, the previously proposed 
wings off the front elevation have been removed and replaced by much reduced front projections.

Therefore, the main issues in this application are:

1. Context
2. Design and appearance within the street scene
3. Impact on the setting of Listed Buildings
4. Neighbours Amenity
5. Landscaping 
6. Highways Matters

Building in Context

The appeal site is in a visually prominent and important position within the street scene as it marks 
the entrance from the commercial part of Chigwell Village into the residential area south of the 
shopping parade. The residential area south of the High Road is characterised by large, 
predominantly two-storey residential dwellings set in spacious, mature landscaped plots. On this, 
the eastern side of the High Road there are significant gaps between the detached properties with 
substantially mature trees edging the road. 

The present dwelling house is somewhat distant from its nearest neighbour to the southern 
boundary, “Key West” 120 High Road, and this property in turn is the same spacious distance 
away from No. 122 High Road. In urban design terms this results in a somewhat spacious 
residential character for the area.

The proposed new building will therefore need to fit into this spacious character and should reflect 
the character of neighbouring detached dwellings. It should also be of a comparable scale and 
mass, particularly with respect to the height, width of frontage, number of storeys and form of the 
roof. 

National Planning Policy Statement 1: Delivering Sustainable Development reinforces high quality 
design as a material consideration and Policy DBE1 requires new building to respect their settings. 

Planning Policy Statement 3 supports the effective use of urban land in promoting higher densities 
in sustainable locations sited close to public transport routes, as this site is, on the proviso that 
there is no harm to the character and appearance of the area.

The plot is a maximum of 60m wide and about 54m deep. The existing property is a two storey 
detached house and spreads across most of the width of the plot. The replacement dwelling will be 
a maximum of 28.9 metres wide and 24.7metres deep. A minimum gap of 8m will be left to the 
southern boundary (with No 120 High Road) and 10m to the north. 



The proposed building is an irregular rectangular plan shape, with two front projections, set 
forward from the front elevation by 1.4 metres. The maximum overall height is 11.0m with a 
hipped, crown style roof. The building provides several rear facing balconies at ground, first and 
second floor levels with views onto the golf course to the eastern boundary and a single first floor 
balcony looks onto the front aspect of the site. The overall appearance of the building in context is 
a large, single family dwelling house with habitable rooms in the roof space.

This assessment of appearance is in accordance with that of the Planning Inspector when making 
his decision to approve outline consent in 2006. Paragraph 20 of the decision sets out the 
Inspector’s view that the proposal will only be acceptable ‘…subject to an appropriate, high quality 
design taking into account the character of the locality…’ paragraph 14 refers to illustrative 
drawings and makes the point that: ‘the illustrative front elevation shows a building of some 
consequence, reminiscent of a large individually designed house of a bygone era. Whilst such a 
design would be of a greater scale and massing than the existing, it would nonetheless, in my 
view, sit comfortably on the plot….I do not therefore consider that an appropriately designed 
development of flats would be out of character with the area which surrounds the appeal site” 

Having regard to the details of the proposal and the assessments of Planning Inspectors at 2 
separate appeals, the revised scheme is assessed as being acceptable in its context.

Design and appearance within the street

The ground and first floor levels are acceptable in terms of their detailing.  The roof form for the 
second floor would appear voluminous but nevertheless visually proportionate comprising of a 
large area of sloping tiles, broken by small dormers and additional roof features.  To the flanks of 
the building there will be four dormers to the north elevation and three dormers to the south 
elevation.  To the rear elevation, two large inverted dormers that will serve terrace balconies, while 
three flat roofed dormers would break up the front elevation. The addition of dormer windows 
breaks up the roof form, while adding more character to the overall design. 

With this revised scheme, the projecting front gables have been omitted and the revised 
fenestration, dormer arrangement, chimney stacks, hipped roof profile and centralised gabled 
entrance to the front results in an attractive design adding discrete and discernable features that 
make the appearance of the building visually acceptable.

The approach from the street adopts the appearance of a large, single family dwelling house, set 
back from the street in generous grounds. This was the original intention for a development at this 
site and one accepted by the Planning Inspector giving outline permission.

The materials can be conditioned to be appropriate to the area.

The character and appearance of the street will not be harmed by the proposal. The scheme can 
be comfortably accommodated on this large plot and would not be out of keeping or too large a 
development. The addition of the two flats causes no harm to the overall appearance and 
character of the scheme, and they can be comfortably integrated into the building form. 

Listed Buildings

The proposed development will have no adverse effect on the setting of the nearby listed building 
opposite the site; a point reinforced by the most recent appeal decision. 

Amenity & Impact on Neighbours

The only immediate neighbour directly affected is to the immediate southern boundary of the site, 
a detached two-storey residential dwelling, 120 High Road also known as ‘Key West’.  This 



neighbouring property’s flank wall is positioned approximately 8 metres from the plot boundary 
with a first floor window that faces onto the site.  A screen of high mature trees is on the boundary.

There is potential for overlooking from the side windows and roof dormer windows on the south 
flank of the proposed building towards no 120.  However, the combination of the degree of 
separation from boundaries, dense natural tree screening and the style of angled windows 
proposed to the south elevation adequately mitigates this potential.  Consequently there will be no 
adverse loss of privacy to this immediate neighbour. 

The amount of amenity space provided for the proposed flats is some 700m², which is over the 
required 300m². 
 
Landscaping

The Trees and Landscape Officer has commented that the scheme does not provide a full tree 
survey. It has previously been accepted the Willow tree can be removed to enable the proposal. 
All other matters concerning landscaping are acceptable subject to strict controls and this can be 
addressed with conditions. 

Flooding

The site is not in an area liable to flooding. 

Highways

An underground car cark will be excavated and provide parking bays for 17 cars, 3 spaces will be 
provided within the curtilage for visitor parking. The intent is that spaces will be allocated on a 1 
bay per 2 bed flat and a minimum 2 bays to the 3 bed flats, with additional visitor surface parking. 

This is in accordance with the Council’s minimum parking standards for new development.  That 
level of provision, together with the location of the site within easy walking distance of sustainable 
public transport links (Chigwell Station is just north of the site) is such that it is unlikely that this 
scheme will contribute to further on-street parking in the area. 

The Highway Authority has raised no objections to the scheme. 

Other considerations

Consultation with Essex County Council as Local Education Authority reveals that the 
development falls in the priority admission area of West Hatch High Secondary School.  On this 
basis the Local Education Authority seeks a developer contribution of £16,242 towards additional 
secondary school places prior to commencement.  While this level of contribution is justifiable, 
there is no justification to secure payment prior to the commencement of the development.  It 
would be more appropriate to secure it within a specific period following the commencement of the 
development.

Conclusion

This is a substantial scheme, but the proposed residential block of flats can be comfortably 
accommodated on this large plot without causing significant harm to either the street scene or the 
setting of the listed building opposite the site.  The revision to the previously refused scheme 
addresses the reasons for rejecting it at appeal. 

No harm is caused to highway safety and the parking provision is more than adequate. 



The impact of the development on the living conditions of neighbours has been closely considered, 
and there are no justified planning grounds to refuse on this basis. 

The proposal is for a well-designed building, attractive in itself and having the appearance of a 
large detached house.  The recommendation is therefore for approval.
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Application Number: EPF/0310/10
Site Name: 118 High Road, Chigwell, IG7 5AR

Scale of Plot: 1/1250



Report Item No: 4

APPLICATION No: EPF/0446/10

SITE ADDRESS: BPI Poly Site 
Brook Road
Buckhurst Hill 
Essex 
IG9

PARISH: Buckhurst Hill

WARD: Buckhurst Hill West

APPLICANT: David Wilson Home & British Polythene Industries

DESCRIPTION OF PROPOSAL: 14 dwellings with associated car parking, access road and 
landscaping.

RECOMMENDED DECISION: Grant Permission  (With Conditions)  Subject to Section 106 
agreement

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 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.

3 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.



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

5 Prior to first occupation of the building hereby approved the proposed window 
openings in the first and second floor side elevations of plots 4, 8, 11, 14 and in the 
first floor side elevations of plots 5, 9 and 10 and in the first floor rear elevation of 
plot 6 shall be entirely fitted with obscured glass and have fixed frames to a height of 
1.7metres above the floor of the room in which the window is installed and shall be 
permanently retained in that condition.

6 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 it is 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.

7 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 extensions or outbuildings generally 
permitted by virtue of Schedule 2 Part 1 Classes A and E shall be undertaken at 
plots 1, 2, 3, 4, 11, 12 and 13 without the prior written permission of the Local 
Planning Authority.

8 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 hardsurfaces generally permitted by virtue of 
Schedule 2 Part 1, Class F shall be undertaken without the prior written permission 
of the Local Planning Authority.

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

11 Prior to commencement of development, details of levels shall be submitted to and 
approved by the Local Planning Authority showing the levels of the site prior to 
development and the proposed levels of all ground floor slabs of buildings, roadways 
and accessways and landscaped areas.   The development shall be carried out in 
accordance with those approved details.

12 Prior to the commencement of the development hereby approved, details of a 
surface water drainage system shall be submitted to the Local Planning Authority for 
approval in writing.  The development shall proceed in accordance with the 
approved details.  

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

14  Prior to the first occupation of the development hereby approved  the access and 
footway arrangements as shown in principle on drawing no.3635 P101 E onto Brook 
Road shall be provided.  Details of the design including 6m minimum radius kerbs 
and the provision of pedestrian dropped kerb crossings with appropriate tactile 
paving across the new bellmouth access shall be submitted to the Local Planning 
Authority for approval.  The development shall proceed in accordance with the 
approved details.  

15 Details of the reconstruction of the footway and kerb across the entire site frontage, 
including the reinstatement of any redundant crossovers and any holes left by the 
removal of existing bollards, shall be submitted to the Local Planning Authority for 
approval in writing.  The works shall be carried out in accordance with the approved 
details prior to the first occupation of the development hereby approved.  



16 Prior to the first occupation of the development hereby approved, the access at its 
centre line shall be provided with a clear to ground visibility splay with dimensions of 
2.4metres by 70metres to the east and 2.4metres by 90metres to the west, as 
measured from and along the nearside edge of the carriageway.  Such vehicular 
visibility splays shall be provided before the access is first used by vehicular traffic 
and retained free of any obstruction at all times.  

17 Prior to commencement of the development hereby approved, details of the estate 
roads and footways (including layout, levels, gradients, surfacing and means of 
surface water drainage) shall be submitted to and approved in writing by the Local 
Planning Authority.  The development shall proceed in accordance with the 
approved details.  

18 The carriageway of the proposed estate road shall be constructed up to and 
including at least road base level, prior to the commencement of the erection of any 
dwelling intended to take access from that road.  The carriageways and footways 
shall be constructed up to and including base course surfacing to ensure that each 
dwelling prior to occupation has a properly consolidated and surfaced carriageway 
and footway, between the dwelling and the existing highway.  Until final surfacing is 
completed, the footway base course shall be provided in a manner to avoid any 
upstands to gullies, covers, kerbs or other such obstructions within or bordering the 
footway.  The carriageways, footways and footpaths in front of each dwelling shall 
be completed with final surfacing within twelve months from the occupation of such 
dwellings.  

19 Prior to the commencement of the development hereby approved, details of wheel 
washing facilities shall be submitted to the Local Planning Authority for approval in 
writing.  The approved facilities shall be placed on site proper to the commencement 
of the development and shall remain onsite for the duration of the construction of the 
development.

Subject to, within 6 months of the resolution to grant planning permission, the completion 
of a Section 106 Agreement securing the following matters upon the substantial completion 
of 4 of the proposed houses:

1. A financial contribution of £95,924 towards making provision for additional school 
places within the locality, and

2. A financial contribution of £100,000 towards the provision of affordable housing 
within the locality.

This application is before this Committee for the following reasons:

since it is an application for residential development of 5 dwellings or more and is recommended 
for approval (Pursuant to Section P4, Schedule A (d) of the Council’s Delegated Functions);

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);

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).



Introduction:

This application is reported back to the Committee, following deferral at the last meeting on 7th 
July 2010.  Members present at that meeting requested that further information be sought with 
regard to the proposed education contribution.  The main body of this report details the forecast 
deficit of school places within Buckhurst Hill over the next few years and also gives a breakdown 
of the financial contribution which has been sought by Essex County Council.  In addition to that 
information, the County Council has subsequently confirmed the following:

 Head teachers of local schools are not consulted by Essex County Council with regard to 
individual applications where financial contributions are sought under Section 106.  The 
County holds school capacity and admissions data and, along-side local births data, they 
use these forecasts to form an impartial view.  The use of these sources of information 
ensures that requests made by the County are based on defendable evidence.  Schools 
are consulted with on the Schools Organisation Plan, which includes the five year housing 
supply published by Epping Forest District.  Once Section 106 contributions have been 
secured, the County also liaise with schools with regard to how the money can be spent to 
provide the additional places required.

 To calculate a contribution on cases where there is an identified deficit, the County applies 
a multiplier to the number of flats and houses to identify the numbers of school places 
generated by the development.  This sum is then multiplied by the cost of providing school 
places.  The multiplier used by Essex County Council to forecast the likely number of 
school places which will be required by a development is based on Census data (therefore 
the existing multiplier is based on data collected in 2001).  The same multipliers (0.3 
spaces per house for primary education and 0.2 spaces per house for secondary 
education) are applied across Essex.  The County carry out benchmarking exercises of 
these figures against other counties within the region.  

 The cost per school place (£11,361 for a primary place and £17217 for a secondary place) 
is advised by Government (formerly the Department for Children, Schools and Families) 
and relates to the capital build cost per space in Essex.  At present the cost within Essex is 
approximately 5% higher than the national average.  The cost is calculated every three 
years and is index linked using the PUBSEC index to the April of the financial year 
pertaining to the publication of the figures.  

Description of Proposal: 

This application seeks planning permission for the erection of 14 dwellings.  Along the Brook Road 
frontage would be four pairs of semi-detached dwellings, the two closest to the junction would be 
three storeys in height, the estate road would enter the site beyond these and then the two pairs of 
houses on the western part of the site would be two storeys with additional accommodation being 
provided within the roof space.  The estate road would lead into a cul-de-sac containing six 
detached houses.  Each dwelling would have a garage with a parking space to the front.  The 
density of the proposed development would be approximately 31 dwellings per hectare.  

Description of Site: 
  
The application site comprises an area of 0.45 hectare located in Brook Road, close to its junction 
with Epping New Road.  The site is occupied by several large single storey industrial buildings 
which previously contained the BPI packaging works.  The remainder of the site is hardsurfaced.  
The site is located within a predominantly residential area, with the notable exception being a car 



dealership located immediately to the east and also on the opposite side of Epping New Road.  To 
the west of the site is a dense tree belt along the side of an access road.  To the north is 
Buckhurst Hill Bowls and Tennis Club.  To the south east of the site is Iceni Court, a purpose built 
flat development which was granted planning permission in 2002.  There is a significant change in 
levels, with the land level decreasing along Brook Road from the Epping New Road junction.  To a 
lesser degree there is also a reduction in land level to the rear of the site.  

Relevant History:

The site has a long planning history of planning applications relating to the commercial use of the 
site, none of which are relevant to this proposal.

Policies Applied:

The East of England Plan has been revoked and no longer part of the development plan for the 
locality.  Accordingly policies of the plan referred to in the last report to Committee have been 
deleted.

Adopted Local Plan and Alterations

H2A – Previously Developed Land
H3A – Housing Density
H4A – Dwelling Mix 
CP1 – Achieving Sustainable Development Objectives
CP2 – Protecting the Quality of the Rural and Built Environment
CP3 – New Development
CP4 – Energy Conservation
CP5 – Sustainable Building
CP9 – Sustainable Transport
DBE1 – Design of New Buildings
DBE2 – Impact of New Buildings
DBE8 – Amenity Space Provision
ST4 – Highways Considerations
ST6 – Car Parking Standards 
LL11 – Landscaping Schemes
E4A – Protection of Employment Sites 
E4B – Alternative uses for Employment Sites

Summary of Representations:

Notification of this application was sent to Buckhurst Hill Parish Council and to 61 neighbouring 
properties.  

The following representations have been received:

BUCKHURST HILL PARISH COUNCIL.  No objection.  There are concerns however with regard 
to the impact on local infrastructure, i.e. schools and doctors.  In addition due to sites close 
proximity to forest land we would like to see more information with regard to landscaping.  

ST JOHN’S C OF E SCHOOL.  Objection.  Lack of infrastructure, particularly education, in 
Buckhurst Hill.  There are two state schools in Buckhurst Hill, although one of these (Buckhurst Hill 
Primary School) is set to expand in 2011, there will still be a shortage of school places in this area 
from September 2010 onwards.  St John’s is also at capacity and currently has no room for 
expansion.  The problem is further accentuated by the population growth in London which has a 
ripple effect on schools in West Essex.  I understand from ECC that all local schools are likely to 



be full from next year.  Therefore to construct another 14 houses on the doorstep of this school is 
inconceivable and very ill-advised.  

Representations of objection have been received from 10 neighbouring residents (127, 139 
ARDMORE LANE; BROOKWOOD, BROOK ROAD; 169 PRINCES ROAD; 71 AUDLEY 
GARDENS (x2); 3 GLEBEWAY, WOODFORD GREEN; 52 RUSSELL ROAD; 21 DEVON CLOSE; 
35 HORNBEAM ROAD; 2 ALBANY VIEW).  Their concerns are summarised below:

 Lack of infrastructure, particularly education.  A number of children who already live within 
the catchment are unable to secure a place at local state schools.  Also more GP’s will be 
needed, roads will be busier.  14 additional families will make this situation worse.  

 Rather than residential development couldn’t this site remain as a much needed 
commercial site?  Or indeed be converted into an additional state school site?

 Wish to prevent an overdevelopment of the area.
 Recent developments/approvals north of Epping New Road, at Stag Lane and opposite 

Holly House hospital are located within ‘Catchment A’ for St. John’s and children who live 
in ‘Catchment B’ are unable to get into either school.  

 Specifically with regard to Brookwood, Brook Road – Restriction of existing right of access 
to car port, access arrangements to manhole cover within site, loss of daylight, potential for 
noise, disruption and vibrations during construction.  

CITY OF LONDON (EPPING FOREST CONSERVATORS).  No objection.  

Issues and Considerations: 
 
The main issues in this case are:

 The loss of employment use on the site;
 The principle of the residential development;
 The suitability of the proposed design;
 The impact of the development on neighbouring residents;
 Level of amenity for future occupiers of the site;
 Highways, access and parking issues; and
 Tree and landscape issues.

The Loss of Employment Use 

Policy E4A of the Local Plan seeks the protection of employment sites within the District.  It states 
that redevelopment for residential uses will only be permitted where it has been shown that either:

(i) The site is poorly located in relation to housing or access by sustainable means;
(ii) There are material conflicts with adjoining land uses (e.g. due to noise, disturbance, 

traffic, environmental and amenity issues);
(iii) Existing premises are unsuitable in relation to the operational requirements of modern 

business; or
(iv) There is a demonstrable lack of market demand for employment use over a long period 

that is likely to persist during the development plan period;

And there are very significant development or infrastructure constraints making the site 
unsuitable or uneconomic to redevelop for employment purposes.  

With regard to criterion ii, the applicant identifies that ‘the existing B2 use is one which is normally 
discordant with adjacent residential use and a new more intensive B2 use is likely to generate 
noise, dust and traffic generation’. 



Turning to criterion iii, the marketing report states that the building on the site (constructed in the 
1960’s) ’is of poor quality, outdated and not suitable for modern business with B2 consent.  The 
current premises do not lend themselves to B1, B2 or B8 uses for the following reasons and as a 
result would require some form of redevelopment/refurbishment prior to occupation.

 Low eaves/clear working height.
 Sloping site.
 Poor configuration of space.
 Ongoing maintenance liability’.  

With regard to criterion iv, the application is accompanied by details of the marketing activity 
relating to this site.  This report explains that the site has been marketed by BNP Paribas Real 
Estate since July 2008.  The site has been marketed by the display of 2 ‘For Sale’ boards on the 
site, by the mailing of sales particulars, by online advertising and through an open day, in August 
2008.  The report notes that ‘The commercial property market has suffered significantly over the 
past year due to the global economic recession.  Businesses generally are suffering from a 
downturn in trade and few companies are expanding, many are contracting and looking to cut 
costs where possible.  The lack of bank finance available has resulted in a number of buildings 
and sites still on the market that failed to sell in a stronger market and remain available even at 
discounted process and or with significant incentives.  … Buckhurst Hill is…considered a tertiary 
industrial location.  We are not aware and have been unable to find any notable transactions within 
Buckhurst Hill that would indicate any demand for industrial accommodation’.

The report confirms that during the marketing process, 75 enquiries have been made in relation to 
the site and as a result, 25 offers have been received.  The site was advertised without a price in 
order not to deter prospective purchasers.  Of these offers, only two related to business and 
industrial uses.  These were not pursued as the report claims that they were well below the market 
value for employment purposes.  Most of the offers (16) related to residential developers and 5 
related to care home/healthcare facilities.  

Having considered the information submitted, Officers are satisfied there is good justification for 
the loss of the site for employment purposes.  Accordingly, the requirements of Policy E4A are 
met.

Policy E4B of the Local Plan states that where it can be proven that there is no further need for 
employment uses on a site, the Council will permit alternative uses which fulfil other community 
needs.  Furthermore, the policy states that where there is an identified need for a particular 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.  

In this instance, Buckhurst Hill Parish Council identified a local need for additional school facilities 
during pre-application discussions with the applicants.  The applicants have explored whether the 
site would be suitable for the siting of additional school facilities, but have stated in the submitted 
planning statement that the site is too small for such a development, having stated that a suitable 
site would need to be a minimum of 2 hectares.  Accordingly, the applicant does not accept that 
this site would be suitable for this purpose.  Officers agree that a site such as this with an area of 
less than 0.5 hectares is insufficient to develop as a school.

The supporting text within the Local Plan makes it clear that affordable housing may be 
appropriate as a use which fulfils community need.  As a result, the applicant is willing to make a 
financial contribution of £100,000 towards the provision of off-site affordably housing.  The Director 
of Housing has suggested that the sum should be the maximum amount available from the 
development and that this should be demonstrated through the submission of a financial appraisal.  



However, it is the view of the Planning Officer that, having regard to the scale of the proposed 
development, the lack of any other community need which would be capable of being provided on 
the site and bearing in mind the current economic climate and other proposed contributions, this 
sum would be acceptable.  

The Principle of the Residential Development

Policy H2A of the local plan alterations states that the re-use of previously developed land will be 
encouraged when considering residential use.  The proposed development, making use of an 
existing Brownfield site, would be in accordance with this policy.
  
Policy CP3 of the Local Plan states that when considering planning applications the Council will 
require that the development can be accommodated within the existing, committed or planned 
infrastructure capacity of the area (or that sufficient new infrastructure is provided by the new 
development/developer).  The policy clarifies that the Council may use planning obligations to 
satisfy this criterion.  

It is considered that there is sufficient highway infrastructure to accommodate the proposed 
development and the site is located in reasonably close proximity to local services including 
convenience shopping.  There is however, significant local concern regarding the capacity of local 
schools.  The latest Essex Schools Organisation Plan (SOP)(March 2010) demonstrates that there 
is no additional capacity at Roding Valley High School, which is the only secondary school within 3 
miles, via a safe walking route, of the proposed development.  With regard to Primary education, 
the SOP indicates that there would be sufficient space to accommodate the future residents of the 
site, having regard to a planned expansion of Buckhurst Hill Primary School.  However, Essex 
County Council has advised that the figures within the School Organisation Plan have been 
superseded by figures related to increased birth rates within the area, beyond that which was 
predicted.  As a result there will be a deficit in primary education places by 2014.  On this basis, 
Essex County Council has sought financial contributions of £47,716 towards 4.2 primary places 
and £48,208 towards 2.8 secondary places.  Having regard to the need for both primary and 
secondary education places within the local area, it is considered that such a contribution would 
meet the tests set out in Circular 05/05 and would be in accordance with Policy I1A of the Local 
Plan.  It is considered that the contribution would be necessary to ensure that the proposal 
accords with Policy CP3(i).  

Design

Development surrounding the application site is mixed in character, with properties in the vicinity of 
the site facing onto Brook Road and accessed from cul-de-sacs off Brook Road generally being 
modest sized two storey dwellings.  To the east of the site is a single storey warehouse building 
(part of a car dealership) and on the other side of Brook Road is Iceni Court, a purpose built 
residential development which rises to 4 stories in height.  

This application proposes a fairly high density development to the site frontage, reducing to a 
much more open development at the rear of the site.  Along the site frontage, the development 
would be 2 ½ storeys in the western part of the site and three storeys in the eastern part of the 
site.   Having regard to the character of the surrounding area and in particular Iceni Court, it is 
considered that the design of the development, including the inclusion of 2nd floor accommodation, 
would be acceptable.  The dwellings would be of brick construction with tiled roofs, in keeping with 
surrounding development.  

The layout of the development has had some regard to the principles of the Essex Design Guide, 
for example with regard to the siting of garages/car parking away from the main street frontage.  
Notwithstanding this, the garages would be quite prominent with the cul-de-sac.  Furthermore, the 
dwellings on plots 6, 7 and 8 do not sit particularly comfortably in relation to the road.  However, 



the proposed layout is influenced by the shape of the site and it is not considered that these 
elements of the design would justify the refusal of planning permission.  

It is considered that a high standard of on site landscaping will be required to soften both the street 
frontage of the development and the area around the turning head, particularly with regard to the 
garages.  

Impact on Neighbouring Amenity

The neighbouring property which would be most affected would be Brookwood, located to the side 
of the proposed plot 14.  As the proposed built development would be located to the side of this 
dwelling, there would be no material impact in terms of loss of light or outlook.  There may be 
some additional overlooking of this property from the future occupants of plot 10, but the distance 
between the properties and the position of the dwelling at plot 10 is such that this would not result 
in a detrimental loss of amenity.  

Amenity for Future Occupiers

The development would comprise a mix of property designs and plot sizes.  Habitable rooms in all 
dwellings would benefit from an acceptable level of natural light and outlook.  There would be a 
suitable relationship between dwellings to ensure that there would be an acceptable level of 
privacy, subject to the use of planning conditions requiring windows to be fixed closed and obscure 
glazed where necessary.   

With regard to the provision of private amenity space, there would be considerable variation 
across the development, with garden sizes varying from approximately 42m² (plot 4) to 269m² (plot 
10).  Plots 4 and 11, located either side of the access road into the site, would have the smallest 
gardens.  These would be 3/4 bed properties, with garden depths of approximately 8.4 and 7.6 
metres.  These gardens would be very small in relation to what would normally be expected and 
would fall significantly below the Council’s normal standard for private amenity space, which is set 
out in Policy DBE8 of the Local Plan. These reduced garden sizes are partly due to the relocation 
of the car parking to the rear of the plot so that it is not overly prominent within the street, but it is 
clearly also due to the desire to create larger plot sizes in the rear part of the site.  The rear 
gardens of these plots would have a fairly open aspect to the rear, broken only by the likely 
boundary treatments enclosing the garden area.  The gardens, although small would provide a 
reasonably private area in which a family could sit out.  Having regard to this, it is considered on 
balance that the small garden sizes would not justify the refusal of the planning application.  

Highways, Access and Parking

The estate road leading into the site would be via a new access onto Brook Road.  A rumble strip 
would be located on the road between plots 4 and 11.  Beyond this point the road surface would 
be shared by pedestrians and vehicles.  The final design of this access has resulted from 
discussions between the applicant and the officers at the Highways Authority.  Subject to the 
imposition of some suggested planning conditions, the Highways Authority is satisfied that the 
proposed access and road layout would be acceptable. 

With regard to parking, each dwelling would have a parking space with a garage to the front.  This 
would be acceptable in accordance with the Council’s parking standards.  However, it will be 
necessary for a planning condition to be imposed requiring that the garages remain available for 
the purpose of vehicle parking.  

A further condition should be imposed preventing the creation of hard surfaces for additional 
parking without the need for planning permission.  This is to ensure that sufficient green and 
landscaped area remains within the site and along the street frontage.  



Trees and Landscape

There are no trees within the site at present. There is a protected (by TPO) sycamore in the 
grounds of the car repair business to the east, and there are several trees along the access road 
(owned by City of London) to the west. There is only one tree within the vicinity of the site which 
will need tree protection, this is identified within the submitted Arboricultural report and is an oak 
just beyond the site boundary with a canopy that overhangs the boundary.  Since this tree is 
located outside of the proposed construction area and subject to the use of a tree protection 
condition, the development should not be detrimental to this tree. 

As with any new development, a robust landscaping scheme should be implemented. This should 
include an element of greening at the frontages of the houses that face onto Brook Road. This 
landscape scheme would be supported by the planning condition suggested previously, which 
would remove permitted development rights for hard surfaces.  

Planning Obligations

Policy I1A of the Local Plan relates to planning obligations generally and refers to Government 
advice contained within Circular 05/05.  

As discussed, there is an identified need for additional school places within the local area.  The 
need for the secondary school places is demonstrated in the School Education Plan (March 2010) 
prepared by Essex County Council.  The need for the primary places is not evident from the 
School Organisation Plan, but is supported by evidence of increased birth rates in the local area 
which supersedes this document.  Policy CP3(i) states that the Council will require that new 
developments can be accommodated within existing, committed or planned infrastructure capacity.  
The policy confirms that planning obligations may be used to satisfy this.  The applicant is willing 
to make a financial contribution of is £95,924 towards additional school places.  

Policy E4B of the Local Plan requires that consideration must be given to uses which fulfil a 
community need prior to the use of sites for open market housing.  The supporting text to the 
policy confirms that affordable housing may be appropriate.  On this basis, a contribution of 
£100,000 is sought for this purpose.  

Finally, the Highways Authority has sought the provision of a Travel Information and Marketing 
Scheme for sustainable transport, which would include vouchers for 12 months free bus travel 
within the local area.  The provision of such a scheme for the future residents of the development 
would accord with Policy CP9 of the Local Plan.  

Conclusion:

In light of the above appraisal, it is considered that policies E4A and E4B of the Local Plan have 
been addressed.  The site, due largely to its size, would not accommodate an additional school for 
which there is an identified community need.  Whilst there is a forecast deficit of school places 
over the next few years, the applicant is willing to make a financial contribution towards the cost of 
providing additional school places.  Accordingly the principle of the residential development of this 
Brownfield site is accepted.  The development proposed is considered to be acceptable in terms of 
its design and impact on neighbouring properties.  Overall, it is considered on balance that there 
would be a satisfactory level of amenity for the occupiers of the proposed dwellings.  It is, 
therefore, recommended that it is resolved to grant a conditional planning permission, subject to 
the completion of a Section 106 legal agreement to secure the matters discussed in this report.    
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Application Number: EPF/0446/10
Site Name: BPI Poly Site, Brook Road

Buckhurst Hill, IG9
Scale of Plot: 1/1250



Report Item No: 5

APPLICATION No: EPF/0900/10

SITE ADDRESS: Zizzi
2 Church Hill  
Loughton 
Essex
IG10 1LA

PARISH: Loughton

WARD: Loughton St Johns

APPLICANT: Mr Gordon Lee Fisher

DESCRIPTION OF PROPOSAL: Display of halo illuminated fascia sign, non-illuminated 
projecting sign, internally illuminated signage at first and 
ground floor and internally illuminated menu box.

RECOMMENDED DECISION: Split Decision (see below) 

Display of menu box, ‘Zizzi Ristorante’ lettering on the Kings Green elevation, blinds, projecting 
sign on the Church Hill elevation and the free standing car park sign:  Grant Express Consent 
(subject to standard advertisement conditions)

Display of ‘Zizzi Ristorante’ individual lettering sign on the Church Hill elevation:  Refuse Express 
Consent

REASON FOR REFUSAL

1 The proposed 'Zizzi Ristorante' sign located on the Church Hill elevation of the 
building would contribute towards a proliferation of signage on this part of this 
elevation of the building.  Due to its position on the timber detailing of this part of the 
building this sign would be particularly harmful, detracting from this feature of the 
building.  The sign would appear cramped between the ground and first floor 
windows.  The harm caused by this sign would be exacerbated by the proposed 
internal illumination of the 'Zizzi' text.  As a result this proposed sign would be 
detrimental to the character and appearance of the building and the wider 
Conservation Area, contrary to policies DBE13 and HC7 of the adopted Local Plan 
and Alterations.  

This application is before this Committee since the recommendation differs from the views of the 
local council (Pursuant to Section CL56, Schedule A (g) of the Council’s Delegated Functions).

Description of Proposal: 

This application seeks advertisement consent for the display of thirteen signs on and around the 
building.  

The details of the proposed signs are as follows:



1. Non-illuminated individual lettering sign.  ‘Zizzi’ in metallic grey letters covering an area of 
1.201 x 0.341 metres and ‘Ristorante’ in pink letters covering and area of 0.874 x 0.188 
metres.  Total area 0.56m².

2. Internally illuminated menu box sign.  0.739 x 0.29 metres.  Total area 0.21m².
3. Part non-illuminated and part internally illuminated individual lettering sign.  Internally 

illuminated ‘Zizzi’ in metallic grey letters covering an area of 2.403 x 0.688 metres and non-
illuminated ‘Ristorante’ in pink letters covering and area of 1.748  x 0.3788 metres.  Total 
area 2.31m².

4. Non-illuminated miscellaneous sign directing customers towards the car park.  Covers and 
area of .015 x 1.6 metres.  Total area 0.24 m².

5. Traditional blind located within blind box, width of 2.4 metres, projecting 1.2 metres form 
the elevation of the building.  Height of 2.4 metres above ground level.  Blind box to be 
finished in silver.  Blind to be grey canvas white ink and grey detail.  

6. Blind/blind box - same as no. 5 above.
7. Car park sign - same as no. 4 above.
8. Traditional blind located within blind box, width of 1.813 metres, projecting 1.2 metres form 

the elevation of the building.  Height of 2.4 metres above ground level.  Blind box to be 
finished in silver.  Blind to be grey canvas white ink and grey detail.  

9. Part non-illuminated and part internally illuminated individual lettering sign.  Internally 
illuminated ‘Zizzi’ in metallic grey letters covering an area of 1.75  x 0.497 metres and non-
illuminated ‘Ristorante’ in pink letters covering and area of 1.273  x 0.2.74 metres.  Total 
area 1.2m².

10.  Non-illuminated projecting sign (positioned on existing panel).  Circular sign with a 
diameter of 0.9 metre.  White background with logo and premises address displayed in 
grey-pink lettering.  

11. Blind/blind box - same as no. 5/6 above.
12. Non-illuminated round sign attached to building.  Diameter 0.6m.  Total area 0.942m².
13. Free standing post sign in car park attached to existing posts.  Metallic grey sign with 

logo/lettering applied in cream, grey and pink.  2 x 0.65 metres.  Total area 1.3m².  
Maximum height above ground level 2.8 metres.  

A number of the proposed signs would benefit form deemed consent under the Advertisement 
Regulations.  These signs are identified in the ‘Issues and Considerations’ section of this report 
and these signs should not be considered under this advertisement application.  

Description of Site: 
  
The application site comprises a locally listed building located on a prominent corner at the 
junction of Church Hill with Kings Green, within the York Hill Conservation Area.  The site is 
occupied by a large, red brick, Edwardian building, designed by Horace White, c.1908.  The 
building is occupied by the restaurant ‘Zizzi’ and is presently being refurbished.  

Relevant History:

EPF/0396/01.  Consent to display advertisement.  Approved.  

EPF/1365/03.  Internally illuminated fascia and menu box signs and externally illuminated 
projecting sign.  Approved.

Policies Applied:

Local Plan

DBE13 – Advertisements
HC7 – Development within Conservation Areas



Summary of Representations:

Notification of this application was sent to Loughton Town Council and to 16 neighbouring 
properties.

The following representations have been received:

LOUGHTON TOWN COUNCIL.  Objection.  The Committee objected to this application as the 
proposal for 14 different signs was considered to be deleterious to the street scene and an over 
usage of advertising signage in a conservation area at this prime corner site that bordered a 
residential area.  

Moreover the designs of the proposed blinds and signs were considered inappropriate on this Arts 
and Crafts building originally designed by architect Horace White, and the car park sign unsuitable 
owing to its particularly over large dimensions.  It was therefore deemed contrary to Policy HC7 of 
Epping Forest District Council’s adopted Local Plan & Alterations.  The Committee drew the 
District Council Conservation Officer’s attention to this application.  

Subsequent to the above response, a set of amended drawings has been received.  These have 
been forwarded to Loughton Town Council for comment and those comments shall be verbally 
reported at the Committee meeting. The alterations included the removal of a round sign from the 
corner of the building, the reduction in size of the car parking and fixed round signs and the 
removal of any luminance from the lettering sign above the menu box.  

Issues and Considerations: 
 
Regulation 3 of the Advertisement Regulations makes it clear that Local Planning Authorities can 
only exercise their power to control the display of advertisements in the interests of amenity and 
public safety.  It identifies factors relevant to those interests.  Those factors relevant to amenity 
include the general characteristics of the locality, including the presence of any feature of historic, 
architectural, cultural or similar interest.

Public Safety

With regard to public safety, the Highway Authority has raised no objection to the proposal.  

Amenity

With regard to the impact of the signs on the character and appearance of the area, advice has 
been taken from the Council’s Conservation Officer.  Overall, the view of the Conservation Officer 
is that (despite the reduction from the original submission) the number of signs would be excessive 
and that the size, colour and illumination of the signage would be unsympathetic to the 
architecture of the building and to its setting in this prominent location within the York Hill 
Conservation Area.

The signs will be considered in the order that they are listed above.  

1. Non-illuminated individual lettering sign positioned above the menu box to the side of 
the entrance doors.  As this sign would be non-illuminated with a maximum area of 
0.56m² it would benefit from deemed consent and is not being considered as part of 
this application.  



2. Internally illuminated menu box sign, positioned adjacent to the entrance doors, 
replacing a similar sign in a similar position.  The size of this sign, its position on the 
building and low level of luminance are such that it is considered to be acceptable.  

3. Part non-illuminated and part internally illuminated individual lettering sign located on 
the Kings Green elevation of the building.  Would replace a similar sign in a similar 
position, albeit this proposed sign would be partially internally illuminated.  However, 
the size of this sign, its position on the building and low level of luminance are such 
that it is considered to be acceptable.  

4, 7. Non-illuminated signs directing customers to the car park, attached to the Kings 
Green elevation below the level of the ground floor windows.  As these signs would 
be non-illuminated with a maximum area of 0.21m² they would benefit from deemed 
consent and are not being considered as part of this application.  

5, 6, 8, 11. Blinds located within blind boxes on the Kings Green and Church Hill elevations of 
the building.  The size and design of these blinds and their positions on the building 
are such that they are considered to be acceptable.  The specific concern raised by 
the Town Council in respect of these additions is noted.  However, the Council’s 
Conservation Officer does not raise an objection in respect of these advertisements.  

9 Part non-illuminated and part internally illuminated individual lettering sign located on 
the Church Hill elevation of the building.  This sign is considered to contribute towards 
a proliferation of signage on this part of this elevation of the building (the projecting 
sign is located above and a blind below).  This sign is considered to be the most 
harmful, due to its position on the timber detailing of this part of the building which 
detracts from this feature of the building.  The sign is considered to appear cramped 
between the ground and first floor windows.  The harm caused by this sign would be 
exacerbated by the proposed luminance of the ‘Zizzi’ text.  

10. Non-illuminated projecting sign located on gable facing onto Church Hill.  This sign 
would replace an existing sign in a similar position.  Its size design and position are 
such that it is considered to be acceptable.  

12. Non-illuminated round sign attached to the single storey element of the building 
facing onto Church Hill.  As this sign would have a maximum area of .942m² it would 
benefit from deemed consent and is not being considered as part of this application.  

13. Free standing post sign, located adjacent to car park entrance from Kings Green.  
The size of this sign has been reduced following the initial submission.  As a result, 
the size, position and design of this sign, which would be located on existing posts, is 
such that it is considered to be acceptable.  

Conclusion:

In light of the above appraisal, it is considered that of the signs which require express consent, the 
menu box, the ‘Zizzi Ristorante’ lettering on the Kings Green elevation, the blinds, the projecting 
sign on the Church Hill elevation and the free standing car park sign are considered do be 
acceptable, as they would not cause harm to either public safety or amenity.  They would preserve 
the character and appearance of the area.  

The ‘Zizzi Ristorante’ individual lettering sign on the Church Hill elevation is considered to be 
harmful to the locally listed building and to the character and appearance of the wider area 
including the York Hill Conservation Area.  Accordingly, it is harmful to the interest of amenity.



It is recommended that a split decision be issued refusing express consent for the ‘Zizzi 
Ristorante’ individual lettering sign on the Church Hill elevation and granting express consent for 
the remainder of the signage that actually requires express consent.  It is further recommended 
that the decision make clear that it does not relate to the display of those proposed signs that 
benefit from deemed consent.  
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Report Item No: 6

APPLICATION No: EPF/0921/10

SITE ADDRESS: 153 Colebrook Lane
Loughton
Essex
IG10 2HP

PARISH: Loughton

WARD: Loughton Fairmead

APPLICANT: Mrs Claire Lopez

DESCRIPTION OF PROPOSAL: Erection of a single storey front extension  (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.

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 Councils delegated functions).  

Description of Proposal:

Erection of a single storey front extension (Revised application)

Description of Site:

A two storey house at the end of a terrace of four dwellings on the north-west side of Colebrook 
Lane. This terrace is angled away from the road, and with two other terraces forms a shallow 
crescent of houses set back from the road.

Relevant History: 

EPF/278/10 – this application, also for a front extension, was withdrawn. This was because 
officers advised that with a projection of 1.8m the application was likely to be refused on grounds 
of impact on the appearance of the terrace and effect on the neighbours outlook.
 
Policies Applied:

DBE9 – Loss of amenity; 
DBE10 - Residential extensions; 
.



Summary of Representations:

LOUGHTON TOWN COUNCIL – Object. The Committee did not believe the revised application 
had overcome its previous objections made on EPF/278/10 and reiterated these comments which 
were – to object because the proposal breaches policies DBE9 and DBE10 since it would cause 
both a loss of amenity and light to adjacent properties and have a deleterious effect on the street 
scene and the relatively uniform and unchanged frontages of the crescent of houses.  The 
Committee were also concerned that the proposed hardstanding for a car in the front garden 
would cause highway safety concerns, the access would traverse 2 footpaths and a grass verge, 
and no information is given as to how water dispersal would be dealt with. Concern was also 
expressed at loss of a tree and hedges.

3 neighbours have been consulted and two replies have been received.

151, COLEBROOK LANE – object. The property is in an arc of 12 houses on lower land set back 
from the road, and a front extension will spoil this view. The extension and retaining wall will 
obscure the outlook from my front door. A raised hard surface for a car may cause flooding to my 
property. Consent from the Highways department would be needed first for any vehicular access, 
and reversing from such an access would be a safety hazard, particularly to small children.

149, COLEBROOK LANE – object. The proposed 1.2m front extension (1.4m including the bay 
window) would be totally out of character with the other 11 houses in the crescent and would set in 
motion other similar applications. The proposal would also create a divide between council tenants 
and home owners. The extension and paved area would worsen risk of flooding and there is a 
gradient towards adjoining houses. The new access and hardstanding will contravene Essex CC 
highways guidelines, and a car parked on a raised level would block our light in the morning. A 
tree and hedges would be lost.

EFDC HOUSING SERVICES – A letter has already been sent regarding the need for the 
applicants to obtain covenant consent for the proposed extension. A dropped kerb (and 
hardstanding) is covered separately and a separate application for this has been received.

EFDC Engineering, Drainage, and Water team – the site lies within an Epping Forest District 
Council flood risk assessment zone. The proposed development is minor and will cause only a 
negligible increase in surface water run off, therefore a Flood Risk assessment is not required. 
There are no foul or surface water drainage requirements, and there is no objection to the planning 
application.

Issues and Considerations:

The submitted plans show provision of a vehicular access to a proposed new hardstanding in the 
front garden. However, because Colebrook Lane is not a classified route planning permission is 
not required for this vehicular access. As stated above however consent for this access will be 
required from the Highway Authority, and also from the Council’s Housing Department given that 
an access to a hardstanding in the front of a former Council owned property is proposed.

The proposed front extension will project out from the front wall of the house by 1.2m and will have 
a width of 4.7m. A projecting bow window is proposed. The depth of the projection of the extension 
has been reduced to 1.2m from the 1.8 proposed in the application withdrawn earlier this year.

The properties lie some 1.3m below the level of the pavement along Colebrook Lane. Although 
none of the other 12 houses in this crescent of homes has a front extension, the reduced depth of 
the revised extension, the use of a pitched and hipped roof, its low lying position, and proposed 
use of matching brick and roof tile, will mean that the proposal will now not have an undue impact 
upon the appearance of this crescent in the street scene. It should be pointed out that in the wider 



Debden area there are many examples of similar front extensions to this basic and very common 
property type, and some of these front extensions project to a 1.5m depth. Front extensions are 
common since kitchens and bathrooms are located across the width of the ground floor rear - and 
hence enlargement of the lounges to these houses involves extending out from the front main wall. 
It is acknowledged that the proposed extension will have some effect upon the uniformity of the 
crescent but this is not sufficient to warrant a refusal. In addition, the text to local plan policy 
DBE10 allows for 1m front extensions to houses, and this proposal only just exceeds that. 

The nearest opening to the proposed extension in the front wall of the adjoining no.151 Colebrook 
Lane is a front door. The extension will be some 1.7m away from the front door. Although there will 
be some loss of outlook when entering and leaving this neighbouring property, and from its front 
garden, this loss would not be to an appreciable level, and is some way short of justifying a refusal 
of consent on these grounds.

A small tree would be lost from the front garden as a result of this extension. However compared 
to trees on the Green opposite it has a very small greening affect in the street scene and its 
removal is acceptable. Concerns have also been raised about flooding but the Land Drainage 
section has no objections to the proposal

Conclusion

It is acknowledged that Town Council and neighbours have strong objections to the development, 
but those related to the access, raised hardstanding, and removal of hedges, fall outside the remit 
of planning. The front extension is however, development requiring planning permission. Although 
it will detract a little from the current uniform appearance of the crescent this does not justify 
consent being withheld. The revised proposal does now form an acceptable balance between 
visual amenity issues and the desire of a family to enlarge an existing modest sized living room. It 
is therefore recommended that conditional planning permission be granted. 
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Report Item No: 7

APPLICATION No: EPF/0924/10

SITE ADDRESS: 36 Stradbroke Drive
Chigwell
Essex
IG7 5QY

PARISH: Chigwell

WARD: Grange Hill

APPLICANT: Mr George Singh 

DESCRIPTION OF PROPOSAL: New front and side boundary fence, wall and gates.

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 materials to be used for the proposed gates, railings, piers and walls shall be as 
indicated on the submitted plans No's AR- P- 03, 04, Rev B and AR- P- 05 Rev A

3 The proposed gates shall only open inwards and shall be permanently retained as 
such. 

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 replace the existing boundary treatment at the front and side elevations of this 
property with a new treatment. This would include two sets of gates along the front which at their 
highest point would be 3.1m. Each set of gates would have a set of piers, the highest of which 
would be 3.0m. A low set wall with railings to a height of 2.1m would be situated between the 
gates. The total length along the front boundary would be 18.2m. The boundary treatment along 
the side elevations as far as the proposed front elevation of a replacement house would be a low 
set wall with piers, and railings between the piers. This would measure 14.2m along the western 
boundary and 12.2m along the eastern. 

Description of Site:

The proposal property is a large detached dwelling on a road of detached homes of similar size 
and scale, all having substantial rear gardens. The area is characterised by a diverse range of 
architectural styles. Planning permission has been gained for a replacement dwelling at the site 
which has not yet been constructed (EPF/1126/09). There are examples of similar front boundary 



treatments along the road, including the structure to be replaced. However some front boundaries 
are also low set or open. 

Relevant History

EPF/1753/80 - Single storey rear extension. Grant Permission (with conditions) - 31/12/1980.
EPF/0700/91 - Two storey front extension. Grant Permission (with conditions) - 19/08/1991.
EPF/0558/92 - Use of outbuilding for jewellery workshop by applicant only. Refuse Permission - 
23/07/1992. 
EPF/1812/08 - Refurbishment, additions and alterations to existing detached house, incorporating 
rear two storey extension, new roof and loft floor, internal alterations and new facade. Withdrawn 
Application - 10/11/2008
EPF/2173/08 - Refurbishment, additions and alterations to existing detached house, incorporating 
rear two storey extension, new roof with rear dormers and loft floor, internal alterations and new 
facade (Revised application). Grant Permission (With Conditions) - 22/01/2009. 
EPF/0657/09 - Proposed amendments to approved planning on EPF/2173/08, including additional 
dormer windows to the front elevation and amendments and additions to the side windows. Grant 
Permission (With Conditions) - 03/06/2009.
EPF/1126/09 - Proposed demolition and rebuild of house to include additional loft floor, extension 
to the rear and new roof, all details to be the same as approved plan EPF/0657/09 except the 
demolition and rebuild of the side walls. Grant Permission (With Conditions) - 18/08/2009.  
EPF/0842/10 - Certificate of lawful development for a proposed outhouse swimming pool to rear of 
site. Lawful - 08/07/2010.

Policies Applied: 

Policy CP2 – Protecting the Quality of the Rural and Built Environment
Policy DBE1 – Design of New Buildings
Policy DBE2 – Effect on Neighbouring Properties
Policy ST4 – Road Safety

SUMMARY OF REPRESENTATIONS:

NEIGHBOURS: - 6 properties consulted – 1 reply.

34 STRADBROKE DRIVE: Comment. Please note that the existing front side boundary between 
the application site and No34 is our side boundary.

TOWN COUNCIL: Objection. The height and design is excessive and will be out of keeping and 
have a dominant appearance in the streetscene. 

Issues and Considerations:

The main issues to consider are the consequences of the proposed boundary treatment for 
highway safety and the appearance of the locality.

Highway Safety

The structure along the front boundary would replace railings, gates and piers of a similar height 
and design and would not further compromise road safety. Cars could exit the property in a 
forward gear and there is also space on the existing accessway between the front boundary and 
the road for cars to wait for the gates to open, free of the carriageway. 



Impact on Appearance of Area

The proposed boundary treatment is relatively dominant in appearance. However taking in the 
context of what it replaces, and bearing in mind other similar structures in the vicinity it is deemed 
acceptable. Stradbroke Drive has evidently undergone significant change in recent years and 
clearly low set or open plan boundaries were once the predominant style along the road. However 
this is changing and a large number of properties have similar front boundary treatments to this 
proposal. Indeed the gates, piers and fencing to be replaced are similar in size and style. The 
proposed design is more intricate than that it replaces, but this is not of particular concern.  The 
proposal would not be out of keeping with the character and appearance of the area and is 
deemed acceptable. 

Neighbour Comments

The neighbour on the western boundary, No34, has stated this boundary is under his ownership 
and as such under his control to alter. The applicant has since submitted amended plans so that 
the proposed boundary treatment at this side is shown set in from the boundary line. 

Conclusion: 

The proposed structures would have no adverse impact on the character and appearance of the 
area and road safety would not be compromised. It is therefore recommended the application be 
approved with conditions. 
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Report Item No: 8

APPLICATION No: EPF/0975/10

SITE ADDRESS: Epping Forest College
Border's Lane
Loughton
Essex
IG10 3SA

PARISH: Loughton

WARD: Loughton St Marys

APPLICANT: Mr Roger Tiffin

DESCRIPTION OF PROPOSAL: Construction of 76 (previously granted 81) new dwellings and 
all associated garages, sub-station, car ports, refuse and 
cycle stores. Amendment to RES/EPF/2100/06. (Reserved 
matters application for 268 no. residential dwellings and 
associated infrastructure.)

RECOMMENDED DECISION: Grant Permission (Subject to S106 agreement)

CONDITIONS 

1 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.

2 Prior to the commencement of development details of new screen walls, fences or 
such similar structures, including those around the perimeter of the site 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.

3 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.

4 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 B shall be undertaken without the prior written permission of the 
Local Planning Authority.



5 The details submitted regarding the retention of existing trees and shrubs, in respect 
of condition 5 of outline planning permission EPF/1244/05 and landscaping 
proposals, in respect of condition 6 of outline planning permission EPF/1244/05, 
shall be carried out in strict accordance with drawing nos. JBA 06/42-05 Rev C and 
JBA 06/42-04 Rev. C received on 22 January 2007, unless otherwise agreed in 
writing by the Local Planning Authority.

6 The submitted Landscape Method Statement prepared by James Blake Associates 
dated October 2006 and received on 25 October 2007, in respect of condition 7 of 
outline planning permission EPF/1244/05, shall be implemented in full on site unless 
otherwise agreed in writing by the Local Planning Authority.

7 The details submitted relating to condition 8 of Outline Planning Permission 
EPF/1244/05 in respect of a Landscape Management Plan prepared by James 
Blake Associates dated September 2006 and received on 22 January 2007 shall be 
fully carried out on site in the first planting season following the completion of the 
development hereby approved, unless otherwise agreed in writing by the Local 
Planning Authority.

8 All road junctions shall be provided with a 33 x 2.4 x 33 metre visibility splay 
maintained clear to the ground at all times. These visibility splays shall be provided 
prior to the road being used for vehicular traffic and retained free of obstruction at all 
times.

9 Prior to the occupation of each dwelling, all vehicular accesses to the completed 
dwelling shall be provided with a 1.5m by 1.5m pedestrian visibility splay on both 
sides. There shall be no obstruction above a minimum height of 600mm within the 
pedestrian visibility splays thereafter.

10 Notwithstanding the details shown on the approved plans, details of refuse storage 
facilities on site shall be submitted to and agreed in writing by the Local Authority 
prior to commencement of the development.  The details as agreed in respect of 
each house and block of apartments shall be completed prior to first occupation of 
each house and block of apartments.

11 All construction traffic associated with the development shall enter and leave the site 
from the position of the new access road, that adjoins the eastern site boundary, off 
Borders Lane only, and not at all from Newmans Lane.

This application is before this Committee since it is an application for residential development of 5 
dwellings or more and is recommended for approval (Pursuant to Section CL56, Schedule A (d) of 
the Council’s Delegated Functions).

Details of Proposal:

Permission is being sought to revise and re-plan part of the original reserved matters consent, ref. 
EPF/2100/06, granted in June 2007 for the redevelopment of Upper Site part of Epping Forest 
College for 268 private and affordable homes. The part of the site seeking this revision proposes 
76 instead of 81 dwellings.    



Description of Site:

Re-planned area of 1.46 hectares is part of overall site of 4.2 hectares of former school building 
site that was until recently the “upper” part of the three college sites that formed Epping Forest 
College site on the north side of Borders Lane. At present Redrow Homes are implementing the 
current reserved matters planning permission and have either completed or are in the process of 
completing the remainder of the dwellings outside the boundary of this new application. The 
application site has a road frontage to Borders Lane and includes an area of retained trees south-
west of the proposed re-planning. A relatively short part of the site backs onto the rear gardens of 
houses to the north-west in Newmans Lane.

Relevant History

Outline planning permission granted for a Residential Development and Section 106 Agreement 
signed October 2006 on the 4.2 hectare Upper Site. (Ref: EPF/1244/05). The outline application 
was submitted at the same time as part of a wider joined-up scheme for the redevelopment of the 
College resulting in a new college building, including a replacement public library on the Lower 
Site towards the junction of Borders Lane with Rectory Lane. The College building has been built 
and is occupied. Section 106 Agreement requirements were:- 30% affordable housing, travel plan, 
£42,000 education contribution, on and off-site road works in Borders Lane, financial contribution 
of £150,000 for improving transport infrastructure in the area, and making good Grade II Loughton 
Hall (at the time in ownership of the College) fit for occupation. 

The reserved matters application detailing the residential development (EPF/2100/06) was granted 
in June 2007 for 268 dwellings (89 affordable housing units - increased to 33.2% as a deed of 
variation to the s.106 agreement).   

Relevant Policies

Local Plan policies:- 
DBE1 – Design of new buildings
DBE2 – Effect of new building on surroundings
DBE3 - Estate layout and design
DBE6 - parking layout
DBE8 - Amenity Space
DBE9 – Amenity of local residents considerations
LL10 & LL11 - Landscaping
H3A – Housing density
H4A – Dwelling mix
ST1 – Location of Development
ST2 – Accessibility of Development
ST4 – Road Safety
ST6 – Vehicle parking
I1A – Planning Obligations

Supplementary Planning Guidance - Essex Design Guide

Summary of Representations

31 local addresses were consulted - no responses have been received.
 
TOWN COUNCIL - No Objections

LOUGHTON RESIDENTS ASSOCIATION PLANS GROUP - Object because of lack of a screen of 
trees on Borders Lane, but happy to withdraw our objection if the approval makes this compulsory 



and continuing condition. Green area to be left at west end of the site, but would like to see more 
than a single tree in front of blocks marked 171-176 and 177-188. If the proximity of the road rules 
out trees, would like to see some form of landscaping to soften overbearing appearance of these 
blocks. 

Issues and Considerations

The main issues in this case are whether the revised density mix provides acceptable housing 
provision, whether the layout and appearance of the houses will have an acceptable visual impact 
upon the street scene and be in keeping with the rest of the accepted layout of this new residential 
estate. 

Density and Housing Mix

The original consent for this area of the site proposed 81 private dwellings at a density of 55 
dwellings per hectare. The mix of dwellings currently approved is:

14 3 bedroom houses
24 4 bedroom houses
07 2 bedroom houses
22 2 bedroom apartments
12 1 bedroom apartments
02 2 bedroom maisonettes

The proposed development would comprise of 76 private dwellings at a density of 52 dwellings per 
hectare. This will comprise of the following mix:

14 3 bedroom houses
22 4 bedroom houses
09 2 bedroom houses
25 2 bedroom apartments
05 1 bedroom apartments
01 2 bedroom maisonettes

The site is being built in 5 phases and this is the final part of the Redrow Homes development. The 
changes are as a result of market demand which on the other built phases has seen low demand 
and sale of one bedroom apartments, but greater interest in 2 bedroom units. Policy H4A requires 
a provision be made for a range of dwellings, including smaller dwellings, which this slight revised 
mix will still provide. The lower density level will be in character with surrounding development and 
complies with policy H3A.

Layout and Design

The frontage to Borders Lane will remain relatively unchanged, such that the previously accepted 
crescent of three-storey terrace of town houses along the frontage to Borders Lane and retention 
of the open space and cluster of mature trees in front will still be the main attractive feature of the 
design of the estate where it is most visible. Plots 171 - 205 nearest to Borders Lane and turning 
into the estate road are as per the previous approval (three storey with an additional storey on the 
key corners). The proposal from Loughton Residents Association (LRA) to set back the 
development at this point would therefore be unreasonable for the District Council to pursue, given 
this committee considered the approved siting and design to have been acceptable when LRA 
raised the same issue previously in 2007. However, there is soft landscaping proposed in front of 
this block behind existing mature trees along the footway, which will maintain the sylvan 
appearance of the development on this side of the estate road.



The main change is within the centre of this phase, behind the crescent three storey terrace of 
town houses. The new proposal removes the rather haphazard approved layout of houses, 
apartments, garages and parking and instead creates a more defined, functional layout where 
there is better enclosure to the parking areas and order to the siting of the residential buildings. 
112 parking spaces are proposed for 76 residential units, 8 more than the previous approved 
layout and is acceptable in this sustainable location close to good public transport provision, 
shops, businesses and education facilities.

The principle of the Essex Design Guide is met with strong building frontage onto the streets and 
parking predominantly to the rear such that vehicles do not appear too visually dominant to the 
detriment of the estate layout and concept. Private garden areas will be to the rear of houses and 
a large communal amenity area for apartments provided in a large area of retained trees and 
grassed open space that will also be an attractive soft landscaped setting for the front of the 
development.

The design concept of the houses and apartments remains unaltered, with the neo-classical swept 
three storey crescent terraces at the front looking out onto the public open space and the more 
vernacular two and two and a half storey houses to the rear. External materials will be in keeping 
with the remainder of the estate (a mixed palette of red and yellow bricks, colour wash and painted 
render, stone walls; and for the roof, slates and orangey-brown plain tiles together with ground 
paving for the parking areas and access ways).

The revised layout complies with policies DBE1 - 9 and LL10 and 11.  

Other Matters

Only a small portion of this phase is adjacent to existing houses, located towards the top end of 
Newmans Lane. The layout and size of the proposed buildings remain unchanged from that 
previously approved.

The section 106 agreement requirements have been paid and delivered. None of this revised 
application site includes the affordable housing, which has been delivered as part of the Section 
106 agreement in parts of the other approved layout, most of which has now been built. (As part of 
the legal agreement, Redrow have transferred all the land for affordable housing to two registered 
social landlords (RSL): Moat and Home Group, but have a build contract to construct them). The 
application site though does form part of a phasing plan (phase 2) in the original section 106 
agreement, the requirement of which states that not more than 75% of the private housing can be 
occupied until the phase 2 affordable housing has been transferred to the RSL and constructed. 
To ensure the current application is still caught by the terms and conditions of the existing Section 
106 agreement, a deed of variation has been completed and accepted.

Conclusion:

The revised final phase of the development retains the design quality accepted on the original 
approved reserved matters application with a slight reduced density together with an improved 
layout , housing mix and standard of parking to serve the dwellings without any reduction in the 
affordable housing provision for the whole site. It complies with the relevant policies of the adopted 
local plan and alterations and is therefore recommended for approval.
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Report Item No: 9

APPLICATION No: EPF/0986/10

SITE ADDRESS: 77 High Beech Road
Loughton
Essex
IG10 4BN

PARISH: Loughton

WARD: Loughton Forest

APPLICANT: Miss Louise Gordon 

DESCRIPTION OF PROPOSAL: Change of use to office (from temporary health care 
residential accommodation) with staff car parking at rear. 
Hours of use Monday to Friday 9am - 5.30pm.

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 This consent shall inure solely for the benefit of Miss Louise Gordon and for no other 
person or persons.

3 The office use hereby permitted shall not be carried on outside the hours of 9am to 
5.30pm Mondays to Fridays.

4 The layout of the area to the rear of the building, showing proposed car spaces, and 
walls/enclosures and trees to be retained, shall be submitted to and approved in 
writing by the Local Planning Authority before the building is occupied. Once 
approved the details of this layout shall be implemented on site before the building is 
first occupied. 

This application is before this Committee since the recommendation differs from the views of five 
expressions of objections from neighbours and the local residents association..  

Description of Proposal:

Change of use to office (from temporary health care residential accommodation), with staff car 
parking at the rear. Hours of use Monday to Friday 9 am to 5.30pm. 
 
Description of Site:

This property lies at the apex of a narrow triangle where Beech Road meets Smarts Lane. 
Formerly it appears to have been a corner shop plus residential accommodation, and also then 



possibly used as a café. It was last used by the Primary Care Trust as residential accommodation 
for 3 people with learning difficulties. The area is primarily residential but two public houses, The 
Royal Oak and Victoria Tavern, lie opposite.

Relevant History: 

As above.

Policies Applied:

DBE9 – Loss of amenity
E12 – Small scale business/working from home; 
ST4 – Road safety; 
CP2 Protecting the quality of the rural and built environment.

Summary of Representations:

LOUGHTON TOWN COUNCIL – No objections- and pointed out that these premises had once 
been a café.

LOUGHTON RESIDENTS ASSOCIATION – We object to this application. Whilst we appreciate 
the problems of this particular building in this particular situation, the area in which it stands is 
residential, and in the past efforts have been made to remove non residential uses nearby. 
However, if the Council does decide to grant this application we would like to see the permission 
made specific to the type of use and hours of business proposed, so that any proposals to change 
the use or hours in ways which would be less reconcilable with a residential area can be properly 
examined and decided upon.
 
13 neighbours have been consulted, a site notice erected, and 4 letters have been received.

122 SMARTS LANE – Object. A commercial office should not be established in a quiet residential 
area, particularly when there is vacant office space currently available in and around Loughton 
High Road. We are already burdened by comings and goings from the two pubs opposite. 
Provision for 5 car spaces will likely lead to creation of another vehicular access onto Smarts 
Lane, and any increase in traffic will exacerbate existing high traffic levels caused by Staples Road 
junior school, and commuters. A mature apple tree should be retained.

3, FOREST VIEW ROAD – I note that there will be a staff car park, but where would any visitors 
park?  Our roads are full of daytime parkers as it is, often making it difficult to access our drives.

159, SMARTS LANE – I note a staff car park is proposed - if this is inadequate for both staff and 
visitors then the impact of the proposal on residents parking, which is already difficult, should be 
considered. Will the disabled parking space go? What type of office use is proposed?, and the 
mature apple tree should be retained. 

157, SMARTS LANE – This is predominantly a residential area with a recent history of commercial 
properties being converted to residential. It would be a retrograde step to allow residential 
properties to be used for commercial use. What restrictions will be placed on the use to prevent 
nuisance to residents, and can these be enforced? We would strongly oppose signs that would be 
out of character. Any felling of the apple tree would change the area. Concerned about possible 
extensions to the office in the future, or indeed whether an office redevelopment could take place. 
Are the proposed hours of use realistic?
 



Issues and Considerations:

This 2 storey property is currently vacant and has recently been up for sale. It has a rear yard 
rather than a garden, possibly reflecting its historic use as a corner shop with residential 
accommodation over. 

The main issues raised by this application are - is an office use a satisfactory use of the property? 
– would this office use cause an undue loss of amenity to residential neighbours? - and will local 
car parking problems be exacerbated?

The applicant runs a small office use, with a staff of 6, providing advice to companies in respect of 
their communications and marketing. They currently occupy premises in Edmonton but have to 
vacate. When they made pre-application enquiries it was suggested to them that they look at 
vacant purpose built office accommodation at the other end of High Beech Road closer to the High 
Road. However as a design company they state that the appearance and layout of the application 
property was far more suited to their purpose. 

Concerns similar to some of those raised by neighbours have been put to the applicants. In 
response they confirm that their hours of use will be only 9 am to 5.30 pm Mondays to Fridays. In 
terms of visitors they state that they make most trips to their clients’ premises, not the other way 
round. There is a yard area at the rear currently accessed from High Beech Road, and they 
propose to use this yard for 5 spaces for staff.  The applicants advise that it is intended that the 
existing disabled car space on High Beech Road would, subject to the agreement of the Highway 
Authority, be removed and made available for public use. The applicants are also agreeable to a 
personal planning permission which would ensure that if and when they vacated, any new office 
firm would have to obtain a fresh planning permission to occupy the property.

Whist ideally a residential use may be preferred over an office use, all of the ground floor windows 
of this property are either positioned on a pavement, or a few feet away from a pavement, a 
feature that reflects its previous ground floor commercial use. This lack of privacy militates against 
the property being brought for a residential occupation by a family. However, some form of rented 
non-family accommodation would be more likely.

It is acknowledged that the area has narrow roads and associated parking difficulties, particularly 
when the two pubs opposite are busy. However, the applicants use is a small office one with its 
own staff car park. They are prepared to accept conditions ensuring the use does not carry on in 
the evenings and at weekends, and any breach of such a condition can be enforced against under 
planning powers. They also state that only a small plaque sign, similar say to a doctor’s sign, 
would be erected, and they wish to retain and enhance the current residential appearance of the 
property. In terms of parking a condition can be attached requiring details of the layout of the 
parking area at the rear to be submitted and approved before the use commences. 

Conclusion:

This application for office use has to be assessed on its own merits and cannot be refused 
because a residential use is preferred. The property has in the past been partly used for 
commercial purposes, and the lack of privacy to ground floor rooms would not be attractive to 
domestic family use. The proposed office would not be used in the evenings and at weekends, and 
the applicant is prepared to accept this and other conditions regulating the office use. 
Consequently, it is recommended that conditional planning permission be granted. 
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