Extract from Area Planning Subcommittee West 24 November 2010-11-25

APPLICATION No: EPF/1912/10

SITE ADDRESS: 6 Forest Close
Waltham Abbey
Essex
EN9 3QR

PARISH: Waltham Abbey

WARD: Waltham Abbey High Beach

APPLICANT: Mrs Lisa Osborne

DESCRIPTION OF PROPOSAL: | Two storey side and rear extension, single storey rear
extension and alterations to main roof to provide a flat top.
(Revised application)

RECOMMENDED DECISION: Refuse Permission (Householder)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/AniteIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS CODE=PL&FOLDER1_REF=521479

REASON FOR REFUSAL

1 The proposed extensions do not constitute a limited extension to an existing
dwelling and are therefore unacceptable by reason of proposed size, design and
siting being visually intrusive in the surrounding area in the Green Belt contrary to
the aims and objectives of policy GB2A of the Adopted Local Plan and Alterations
and PPG2..

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 CL56, Schedule A (k) of the Council’s Delegated Functions).

Description of Proposal:

The applicant seeks to revise a consent previously issued by Members under EPF/0555/09. The
proposals retain the two storey side and rear extension and alterations to the roof, whilst now
further extending the first floor from 2m as previously approved to 3m. The applicant also proposes
the addition of a canopy 1m in depth at ground floor.

Description of Site:

The application site is situated within the Metropolitan Green Belt, at the top of a small cul-de-sac
of 10 dwellings, abutting open countryside immediately to the north of the site. Neighbouring
properties bound the property to the south and eastern sides of the application site and to the west
is a playground area, sub station and Pynest House.



http://planpub.eppingforestdc.gov.uk/AniteIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=521479

The area has a relatively urban character within the cul-de-sac, created by street lighting, footways
and alterations to neighbouring properties. The land to the north, east and south of the site is more
open and rural particularly to the north. The site is occupied by a two storey semi-detached
property that has not been previously extended.

Relevant History:

The applicant has been previously refused permission for a similar extension under application
EPF/0374/08. This application was refused due to the scale of the development conflicting with
Green Belt policies, and the depth of the proposals impacting adversely on the neighbouring
property at number 5 Forest Close.

EPF/2210/08 was an identical scheme refused under delegated powers for the following reason:
The site is located within the Metropolitan Green Belt. The proposed development is at odds with
Government advice as contained within PPG2, the policies of the Local Plan and Alterations
namely policies GB2A and GB14A in that it does not constitute a reasonable extension to an
existing dwelling. The application is unacceptable by reason of its size, design and siting which
would harm the objectives of the Metropolitan Green Belt. Furthermore it would be dominant and
visually intrusive in the surrounding area.

EPF/0555/09 was a two storey wrap around extension recommended for refusal by Officers and
approved by Members.

The majority of neighbouring properties appear to have been extended or altered in some manner,
most prior to the adoption of the 1998 Local Plan or the current Local Plan and Alterations adopted
in 2006. The Green Belt has been designated and protected in this area since prior to 1964 and
records indicate that the neighbouring property at number 8 has been recently granted consent for
a similar scale of extensions by Members at committee.

Policies Applied:

Epping Forest District Local Plan and Alterations
GB2A — Development in the Green Belt

DBE9 — Impact of New Development

DBE10 — Design of Residential Extensions

SUMMARY OF REPRESENTATIONS:

TOWN COUNCIL: No objection
8 neighbouring properties were notified with no objections received.

Issues and Considerations:

The main issues that arise with this application are the additional impacts of the proposed further
extensions, namely the additional 1m depth on the first floor rear extension and the ground floor
further 1m enclosed beneath the canopy.

Policy GB14A was in use during the first two applications, however this has subsequently been
withdrawn due to conflict with lawful development tolerances. Members considered that the
proposals justified a departure from usual policy in 2009, however Officers maintain that larger
extensions still remain contrary to the objectives of Green Belt policies GB2A and PPG2. As
indicative measurement the proposals including the ground floor rear canopy result in total floor
space additions in the region of 96sqm. This is in the region of an 86% increase in floor space.
Officers have consistently recommended refusal of the proposals due to the size, design and siting



of the extensions as Officers do not interpret the additions as ‘a reasonable extension to an
existing dwelling’. For this reason Officers feel unable to support an enlarged extension with a
positive recommendation.

Design

The proposed extensions extend the existing ridge of the roofline and frontage of the property for
some 3m, this results in the property appearing uncharacteristically wide compared to the attached
property without any relief or reduction to the ridge. This would result in an aesthetically
unsympathetic development, detracting from the character and symmetry of the original semi-
detached pair of properties contrary to design objectives of policy DBE10.

Neighbouring Propetrties

Previous proposals have been refused due to concerns regarding outlook from 5 Forest Close.
The offset from the boundary at first floor is retained as part of the proposals therefore whilst
potentially appearing prominent and dominant in the rear garden areas, the proposals do not
detract from the outlook of neighbouring properties.

Other matters

Previous application EPF/1055/08 for number 8 Forest Close, for a similar scale of development
was allowed by Members against Officer Recommendation due to the individual merits of the
case. Members considered that the alterations to surrounding properties in the cul-de-sac were
sufficient to justify the proposals in this instance due to minimal harm that would occur in the
location. The proposed extensions to number 8 would only be visible from within Forest Close and
the playground area behind the site, and the development would be visible only within the
constraints of the existing built up area. Officers would note that while the neighbouring
developments and indeed extant permissions do form a material consideration, in this instance the
location of the application site and proximity to the surrounding open countryside present a visually
prominent development from within the surrounding Green Belt, furthermore Officers would
maintain that there have been no details submitted that would constitute very special
circumstances which are usually required to justify a departure from usual policy.

Conclusion:

The proposals offer no justification for departure from Green Belt policy, and present a further
increase in volume. The applicant’s plot is visually prominent from the surrounding open
countryside and Green Belt, and as such Officers opinion remains unchanged and refusal is
recommended.

In respect of design the proposals are considered visually dominant in relation to the attached
property, however Members may consider that this would be largely obscured from view in the
north-western corner of the cul-de-sac.

Adverse neighbouring impacts have been largely resolved in respect of outlook through the offset
from the boundary at first floor. Notwithstanding this, Members may consider the enlarged scheme
to appear prominent and domineering in the rear garden of the attached property to the detriment
of neighbouring amenity.

Should you wish to discuss the contents of this report item please use the following
contact details by 2pm on the day of the meeting at the latest:

Planning Application Case Officer: Jenny Cordell
Direct Line Telephone Number: 01992 564294

or if no direct contact can be made please email: contactplanning@eppingforestdc.qov.uk
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