
Report Item No. 1 
 
APPLICATION No: EPF/2008/05 

 
SITE ADDRESS: Montana 

Parsloe Road 
Epping Upland 
Epping 
Essex 
CM16 6QB 
 

PARISH: Epping Upland 
 

APPLICANT: Mr & Mrs C A Selway 
 

DESCRIPTION OF PROPOSAL: First floor side extension to form annexe for dependent 
parents. 
 

RECOMMENDED DECISION: REFUSE 
 

 
 
REASONS: 
 

1 The site lies within the Metropolitan Green Belt wherein only limited extensions to 
dwellings are appropriate.  The proposed additions taken together with the previous 
additions to the dwelling amounts to disproportionate additions over and above the 
size of the original dwelling.  Additionally the works are not reasonably necessary to 
provide contemporary living standards, and by infilling at first floor level part of the 
gap between the dwelling and the adjacent dwelling the open appearance of this 
part of the green belt will be impaired.  The character and appearance of the building 
in its setting will be harmed.  As such the proposal is inappropriate in the Green Belt 
and contrary to policy C2 of the Essex and Southend on Sea Replacement Structure 
Plan and policies GB2, GB15 and DBE10 of the adopted Local Plan.   

 
 
 
 
Description of Proposal:  
  
Erection of a first floor over existing attached garage to create a granny annexe comprising a 
bedroom living room, kitchen, bathroom and WC. This amounts to approximately 46.75 sqm of 
additional habitable floorspace.  The proposed addition has a pitched roof with a ridge level below 
the part of the existing roof. 
 
 
Description of Site:  
 
Montana is a detached dwelling within the Metropolitan Green Belt located at the boundary of this 
District with Harlow, on the southern side of Parsloe Road.  Immediately to the north east is a 
dense residential estate.  To the south west is a detached property.  Montana is separated from 
the Harlow development by a substantial high hedge.   
 
 



Relevant History: 
  
EPO/170/63 - Erection of a dwelling - Approved 4/6/63 
EPO/548/65 - Garage, conservatory and alterations - Approved 4/6/66 
EPF/1846/88 - Alterations and extensions - Refused 13/1/89 but allowed on appeal. 24/10/89 
EPF/340/89 - Alterations and extensions - Approved 31/3/89 
EPF/740/89 - Demolition of single garage and car port and erection of double garage - Approved 
16/6/89 
  
 
Policies Applied: 
 
Structure Plan;  
C2 Green Belt 
 
Local Plan; 
GB2, GB14 Green Belt 
DBE4 and DBE10 relating to design. 
 
 
Issues and Considerations:  
  
The main concerns in the determination of the application are the impact of the proposal on the 
green belt, the design in relation to the existing building and impact on neighbours. 
 
Green Belt: 
 
The site is within the Metropolitan Green Belt, in fact the northern boundary of the site is the edge 
of the Green Belt and the boundary with the urban development of Harlow.  Montana was, in 1965, 
a small chalet bungalow with a ground floor footprint of about 80 square metres and upstairs 
accommodation of about 40 sqm. (Giving a total floorspace of about 120 sq metres)  Since then 
the house has had several additions and with the extension now proposed the total floorspace 
including the integral garage would be about 280sqm.  This amounts to an increase of over 130% 
over and above the size of the original dwelling.  Additionally both the previous two storey 
extension and the extension now proposed have higher ridge heights than the original dwelling.  
The resulting additions are clearly disproportionate and out of keeping with the original dwelling.   
The proposals are contrary to national guidance and to Local Green Belt Policies and should be 
refused unless there are very special circumstances sufficient to outweigh the harm that will result. 
 
No very special circumstances have been put forward.  It is stated that the additional 
accommodation is required to allow dependant parents to have secure living accommodation and 
ensure their close surveillance.  Although there is sympathy for the applicants in wishing to provide 
for elderly relatives in this way, this cannot be regarded as very special circumstances, and to 
approve a scheme of this size without such circumstances would set a very dangerous precedent 
for similar developments throughout the Green Belt. 
 
The position of the dwelling close to the built up area of Harlow, with high density development just 
the other side of the hedge, means that refusal of consent may seem somewhat harsh, but the 
reality is that given this location even more care must be taken to ensure that openness is not 
compromised, as the Green Belt boundary may be undermined and become difficult to defend, 
leading to an outward spread of development from Harlow. 
 
 
 
 



Design: 
 
The addition of a first floor above the existing large garage at this property has the result of 
unbalancing the property such that the additions are considerably larger than the original dwelling.  
The development does not maintain or enhance the character of the building. 
 
Impact on Neighbours: 
 
Although the proposal brings the two-storey element of the building closer to properties in Harlow, 
it is not considered that the proposal will result in any impact on the amenities of these neighbours, 
given the extensive screening that exists along the boundary of the site. 
 
Conclusion 
 
The proposal is harmful to the openness of the Green Belt and the appearance of the existing 
building and is contrary to the adopted policies of the Local Plan.  The scheme is therefore 
recommended for refusal. 
  
  
 
SUMMARY OF REPRESENTATIONS:  
 
PARISH COUNCIL – This Council SUPPORTS the above mentioned planning application. 
 
 





 Report Item No. 2 
 
 
APPLICATION No: EPF/1918/05 

 
SITE ADDRESS: Little Cutlands 

St Leonards Road 
Nazeing 
Essex 
EN9 2HJ 
 

PARISH: Nazeing 
 

APPLICANT: Stephen Coombs 
 

DESCRIPTION OF PROPOSAL: TPO/EPF/17/87 - Fell 7 Cypress Trees. 
 

RECOMMENDED DECISION: GRANT 
 
CONDITIONS: 
 

1 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. 
 

 
 
 
 
Description of Proposal:  
 
T1 - 7 Cypress x 7 Fell and replace. 
 
 
Description of Site: 
 
The trees form a line in the front garden of the property. The trees stand approximately 10m in 
height and a similar distance from the main road. Replacement planting in the form of native 
broadleaf species now forms an attractive screen between the cypresses and the front boundary 
fence.  
 
 
Relevant History: 
 
TPO/EPF/17/87 served, as a result of a potential threat posed to them from development on the 
site, following a change of ownership.  
TPO/EPF18/90 application to fell trees numbered 10 - 49 inclusive was granted permission with 
the condition that an approved replanting scheme was undertaken with the aim of improving the 
landscape character.  



Relevant Policies: 
 
 LL9: The Council will not give consent to fell a tree…. protected by a Tree Preservation Order 
unless it is satisfied that this is necessary and justified. …..any such consent will be conditional 
upon appropriate replacement of the tree. 
 
 
Issues and Considerations: 
 
Introduction 
 
The trees in question consist of the last seven individuals of G1, which originally formed a 47 
number closely planted hedging screen. Previous tree removals have been granted due to 
destabilizing storm damage to the trees. The trees have not been managed as a hedge and now 
stand as a collection of individuals of generally poor structural form. 
 
Reasons for the proposed felling: 
 

1. The trees appear to become unstable and dangerous in strong winds. 
2. Telephone cable passes amongst the crowns of the trees. 
3. The trees block out light to the front garden. 
 

Main considerations: 
 
1. How serious are the problems being caused by the trees? 

 
a) If, as stated, they are unstable and dangerous, the problem is justifiably serious. 

They would be exempt from planning control and could be felled. T1 and T4 show 
clear signs of instability and therefore fall into this category. The five other trees do 
not display signs of root failure but are of poor form and it is claimed that the ground 
moves around them in storm conditions. Ivy has established in T6 and T7, which 
adds to wind resistance. 

b) The telephone cable problem carries little weight in the argument to fell all seven 
trees. 

c) Loss of light to the garden and to the replacement trees is insignificant and 
therefore carries little weight in support of tree removal.  

 
2. How great would be the loss to amenity in the felling of the trees? 
 
Since the trees are visible landscape features within the street scene, the loss of amenity 
would be noticeable. As poor and moderately sized specimens, however, their amenity value is 
lessened when viewed from the road. Native replacements such as hornbeam, field maple or 
beech would provide high long-term landscape value. 

 
3. How great is the group’s potential public amenity value? 
 
The form of this species is naturally tall and conical. Since these trees have been grown so 
closely they have developed particularly narrow and drawn up forms, where each relies to a 
greater or lesser degree on its neighbours for support and protection.  At this close range it is 
unlikely that these trees will attain their full potential in terms of size and life expectancy.   
 
4. Past history. 
 
There are records that show a number of incidents of trees within this group becoming 
unstable or suffering breakage in high winds and it has been noted that they do not have a 



long life expectancy. A strategy has been adopted to replace the cypresses with native 
hedgerow species to better suit the local landscape character. This scheme has been 
successfully established and its performance has improved the landscape character of the site. 

 
 

Summary 
 

In relation to T1 & T4 there are strong grounds to allow felling based on the poor condition of 
the trees. 
 
In relation to T2, 3, 5, 6 and 7 the issues are more balanced. After consideration of the past 
history surrounding these trees, there does appear to be some justification in the argument to 
fell, based on their shortened life expectancy and generally poor form. The success of the 
previous replacement plan boosts the argument to continue this long-term improvement 
landscape strategy. 
 
Therefore it is recommended that permission be granted subject to a condition of replanting 
with an agreed number of native species in keeping with the established landscaping at the 
front of the property.  

 
 
 



 



Report Item No. 3 
 
APPLICATION No: EPF/2157/05 

 
SITE ADDRESS: 14 Shooters Drive 

Nazeing 
Essex 
EN9 2QD 
 

PARISH: Nazeing 
 

APPLICANT: Mr & Mrs Bernstone 
 

DESCRIPTION OF PROPOSAL: Side and rear extensions and loft conversion with front 
dormers. (Revised application). 
 

RECOMMENDED DECISION: GRANT 
 
CONDITIONS: 
 

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

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

3 Notwithstanding the provision of the Town and Country Planning General Permitted 
Development Order 1995 (or of any equivalent provisions of any Statutory 
Instrument revoking or re-enacting the Order) no windows other than any shown on 
the approved plan shall be formed at any time in the flank walls of the building 
hereby permitted without the prior written approval of the Local Planning Authority. 
 
 

 
 
 
Description of Proposal 
 
This is a re-submission of the previous application no EPF/1661/2005. This application is therefore 
an amended proposal. 
 
It is proposed to erect side and rear extensions and a loft conversion including 3 dormer windows 
to the front roof slope. 
 
 
Description of Site 
 
The property comprises a detached bungalow located on the south side of Shooters Drive within 
the built up area of Nazeing.  Land levels drop to the southwest and rise to the northeast.  
Properties in this location have spacious and wide plots. 
 
There is a detached garage located only 150mm from its boundary with the neighbouring property 
to the east, No.16 to the east has a garden access between the detached garage and its side flank 
wall.  



 
Both neighbouring properties have been extended. There are number of other developments in the 
street which are larger than the proposal in volume and are of different in design and styles. The 
dormers differ considerably in style.  
 
 
Relevant History 
 
EPF/130/48 – Erection of bungalow.  Approved 07.01.49 
EPF/1661/05 – Side and rear extensions and front dormers.  Refused 21.11.05 for the following 
reason: 
 
“The proposed development would over-develop the frontage, create a cramped appearance and 
introduce a terracing effect which would harm the amenities of the street scene and therefore is 
contrary to policy DBE10 of the adopted Local Plan.” 
 
A similar development to that proposed was approved at No. 8 Shooters Drive in 2004 under 
planning permission Ref. EPF/2428/2004. 
 
 
Policies Applied 
 
Local Plan: 
DBE9 – Impact of extensions on amenity. 
DBE10 – Design and appearance of extensions. 
 
 
Issues and Considerations 
 
The main issues raised by this proposal are its impact on the street scene and on the amenities 
enjoyed by the occupiers of neighbouring properties. 
 
STREET SCENE: 
 
The properties in Shooters Drive over a period of time have been extended in different forms and 
shapes and therefore it has a great variety of detached bungalows and semi-detached bungalows 
and other properties. There is no dominance of any particular design. The frontage of these 
dwellings is usually balanced and within the diversity of designs. There is consistency of 
architectural details and materials. Many dwellings’ roof spaces have been altered to 
accommodate different types of dormers. 
 
The proposal differs from that previously refused in that it has been amended to create a 1 metre 
gap from its boundaries with the immediately adjacent properties. This is a policy requirement to 
avoid extensions to detached and semi-detached houses having a terracing effect.  The proposed 
ridge height has also been amended so that it would be no higher than that of the existing roof. 
The 3 dormers planned are small and are set well within the edges of its roof space. These are 
designed in accordance with the council’s guidelines. The materials are to match the existing. 
Accordingly, the proposed dormers extensions would respect the character and appearance of the 
locality. 
 
IMPACT ON ADJOINING PROPERTIES: 
 
Given the relationship of the extended house to neighbouring houses, absence of clear glazed 
windows in the flank elevations, changes in levels together with boundary/fence/screening and 



maintenance of an adequate gap to the boundaries, the proposal would cause no harm to amenity.  
In particular, there would be no overlooking or excessive overshadowing of neighbouring 
properties.  No loss of light to habitable rooms would be caused. 
 
CONCLUSION: 
 
The proposal is an acceptable development that complies with policies DBE9 and DBE10 of the 
adopted local plan and thus it is recommended for approval. 
 
 
 
SUMMARY OF REPRESENTATIONS: 
 
NAZEING PARISH COUNCIL - The Parish Council objects to the proposal as it feels that the 
overall bulk is detrimental to the street scene and which would have overbearing impact on the 
privacy of adjoining properties 
NEIGHBOURS: The occupiers of 12, 16 and 25 Shooters Drive and 6 Langfield Close have 
objected to the proposal on the following grounds: 
 

1. The proposal would lead to a bulky, overbearing and out-of-scale development with the 
neighbouring properties. 

2. The building would overlook the study area and reduce privacy. 
3. The development of this kind would create overlooking to the properties on the opposite 

side and properties in Langfield Close. 
4. To build 1 metre away from the adjoining property would create foundation problems. 
5. The proposed development would drop the water pressures. 
6. The proposed development would exacerbate traffic problems in the area 
7. The proposed construction would cause unbearable noise and disturbance in the area. 

 
 
 



 



Report Item No. 4 
 
APPLICATION No: EPF/1780/05 

 
SITE ADDRESS: Highview 

Epping Road 
Roydon 
Harlow 
Essex 
CM19 5DD 
 

PARISH: Roydon 
 

APPLICANT: 
 

Mr & Mrs J Ottley  

DESCRIPTION OF PROPOSAL: Construction of garage/store, stables and greenhouse. 
 

RECOMMENDED DECISION: GRANT 
 
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 stable building hereby approved shall be used only for the stabling of animals 
within the ownership of the occupants of Highview and not for any other purpose 
including livery. 
 

4 The development shall be carried out in accordance with the amended plans 
received on 18 November 2005 unless otherwise agreed in writing with the Local 
Planning Authority. 
 

 
 
 
Description of Proposal:  
 
Construction of a detached cart lodge style double garage with attached store, a detached two box 
stable with tack and feed store and a small greenhouse. 
 
The garage and store building measures 9.9m long by 5.6m deep with a ridge height of 4.8m and 
is of timber construction with pitched tiled roof.  The proposed stable building measures 3.66m 
wide and 9.76m long and is of timber construction with pitched roof.  The proposed greenhouse is 
7.1m long x 3.1m wide, and is of traditional design.  The scheme also includes provision of hard 
surfacing in front of the garage and stables. 
 
 
 
 



Description of Site:  
 
Highview is a detached house located on the southern side of Epping Road, within a ribbon of 
residential development within the Metropolitan Green Belt and the Nazeing and South Roydon 
Conservation Area.  The proposed buildings are located on land to the rear of the house and 
indeed immediately to the rear of the adjoining property, The Anchorage. The land was previously 
a nursery and the only authorised use is still agriculture.  The dwelling has an agricultural 
occupancy condition, a fact that the applicant is well aware of and it is his stated intention to utilise 
the land for agricultural purposes once he has completed renovation of the house.  At present 
there are no glasshouses on the site and it is simply a grassed field surrounded to the side and 
rear by hedgerows. 
 
 
Relevant History: 
  
None relevant 
 
 
Policies Applied: 
 
Structure Plan: 
C2 Development within the Metropolitan Green Belt 
HC2 Conservation Areas 
 
Local Plan: 
GB2 Green Belt 
HC6 & HC7 development in Conservation Areas 
RP5 nuisance 
DBE4 design in the green Belt 
RST4 and 5 stables and horse keeping. 
 
 
Issues and Considerations:  
  
The main concerns are the impact of the proposed development on the Green Belt, the character 
and appearance of the Nazeing and South Roydon Conservation Area and on the amenities of 
neighbours. 
 
Green Belt: 
 
The proposed garage is not considered excessive in size given that it is intended to serve not only 
the dwelling but also the agricultural land.  It is logical that parking and storage for machinery in 
connection with the maintenance of the field will be required and the location also seems 
appropriate for this use, relating well to the agricultural land 
 
The proposed stable building is small, providing space for only two horses and, as a small-scale 
facility for outdoor recreation it is considered appropriate in Green Belt terms.  The applicant has 
stated that building will house only animals belonging to the occupants of the dwelling and that 
there will be no livery use.  This can be controlled by condition. 
 
The proposed greenhouse, the applicant has stated is needed as part of his intention to 
reintroduce some agricultural use of the land.  It is clearly not of commercial glasshouse scale but 
again it is appropriate in green belt terms, if the use is agricultural.  It is small and will have only 
limited impact on the openness of the area. 
 



Use of Agricultural Land 
 
As is stated above the proposed garage and store may be reasonably necessary to meet the 
maintenance needs of the area of agricultural land.  The introduction of two stables on the land, 
whilst being an acceptable green belt use, will result in part of the land being used as paddock, 
rather than agriculture, which is a concern because the associated house has an agricultural 
occupancy condition.  However, the occupancy condition does not require that the occupant is 
employed in agriculture actually at this site and the site is already smaller than the area normally 
accepted as sufficient for a viable agricultural holding, so this is not considered sufficient to justify 
a recommendation for refusal.  The applicant must satisfy himself that he will be able to comply 
with the occupancy condition. 
 
Character and appearance of the Conservation Area 
 
The Nazeing and South Roydon Conservation Area is the largest conservation area in the District 
and covers a wide expanse of historic and attractive countryside.  The area retains its quiet, 
intimate, small-scale rural qualities characterised by small, grassed fields that are dissected by 
narrow winding lanes and footpaths and bounded by tall hedgerows and mature trees.  The well 
preserved medieval settlements and “closed field” patterns are important landscape features that 
form a fundamental part of the character and appearance of the area.  This proposal is for 
buildings that are typical of rural areas, are appropriately small scale and well related to field 
boundaries and therefore it respects the character and appearance of the Conservation Area. 
 
Impact on amenity 
 
The neighbours at The Anchorage have raised concern about the positioning of the garage and 
stables that will be to the rear of their property.  The garage will be about 34m from the rear of their 
dwelling, and 5m from their garden boundary, the stables will be a further 15 metres away and 
behind the garage building.  This is not an unacceptable relationship and it is not considered that 
there will be significant loss of residential amenity as a result of the development.  The access 
track and hard surfaced area will result in some activity within 5 metres of the rear boundary of 
The Anchorage, but it must be remembered that this area was previously a nursery and there 
would have been buildings and activity in connection with that use.  The level of activity associated 
with the uses now proposed will not be excessive. 
 
Other issues: 
 
The Parish Council has suggested that a condition preventing change of use of the proposed 
buildings to dwellings may be needed.  As such a change would require planning consent in any 
case a condition cannot be justified.  However neither building would appear to have been 
designed with later conversion in mind. Concern has also been raised about the highway 
implications of keeping horses on the site.  The applicant has indicated that the stables are likely 
only to be used for a donkey and possibly goats, but in any case the Highways Authority have 
raised no objection to the scheme and for private domestic stables it is not considered that there 
would be harm to highway safety. 
 
 
Conclusion: 
 
In conclusion it is considered that the proposed development is appropriate in the Green Belt and 
will not have a significantly adverse impact on the amenity of the adjoining occupants.  The 
application is therefore recommended for approval. 
 
 
 



SUMMARY OF REPRESENTATIONS:  
 
PARISH COUNCIL – Object.  We have concerns that the garage is too far away from the house to 
be practical and therefore question its usage and are also concerned about highway issues 
relating from the keeping of horses at the site.  If approved the Parish Council would like to see a 
condition imposed that will not allow conversion of these outbuildings, at a later date to separate 
dwellings. We would like to point out that the glasshouses detailed on the plan are no longer in 
existence and that a footpath that runs along the back of the property is not fully shown. 
 
THE ANCHORAGE – Happy for the buildings to be erected providing they are further away from 
our rear garden area, where I would like to enjoy peace and quiet and not be disturbed by 
vehicles, or the smell of horses and manure, together with associated flies.  The stables should 
only be used to house horses only used by Mr and Mrs Ottley and not commercial ventures. 
 
 



 



Report item No. 5 
 
APPLICATION No: EPF/2000/05 

 
SITE ADDRESS: Sines Parks Lane 

Breach Barns  
Galleyhill Road 
Waltham Abbey 
Essex 
EN9 2AJ 
 

PARISH: Waltham Abbey 
 

APPLICANT: Mr M Sines 
 

DESCRIPTION OF PROPOSAL: Change of use from wasteland to car park. 
 

RECOMMENDED DECISION: REFUSE 
 
 
REASONS: 
 

1 The site is within the Metropolitan Green Belt.  The proposal represents 
inappropriate development and is therefore at odds with Government advice as laid 
out in PPG2, Policy GB2 of the adopted Local Plan and Policy C2 of the adopted 
replacement structure plan for Essex and Southend on Sea.  The latter state that 
within the Green Belt permission will not be given, except in very special 
circumstances for the construction of new buildings or for the change of use of 
extension to existing buildings except for the purposes of agriculture, mineral 
extraction or forestry, small scale facilities for outdoor participatory sport and 
recreation, cemeteries, or similar uses which are open in character.  This application 
for a car park fails to comply with Policy GB2, resulting in a considerable harm to the 
Green Belt.  No very special circumstances have been put forward to outweigh the 
harm to the Green Belt.  

 
 
 
Councillor Brooks has requested this item be called to Committee 
 
 
Description of Proposal: 
  
Consent is sought for the change of use from an area described as wasteland to car park. The car 
park would hold spaces for 52 cars and would be accessed via a small lane immediately to the 
north of the entrance to the caravan park. The car park would be lit by 15 lighting bollards 865mm 
high. 
 
 
Description of Site: 
 
The site is situated on the east side of Galley Hill Road about 3kms north east of the centre of 
Waltham Abbey within the Metropolitan Green Belt. The area for the proposed car park is located 
approximately 75m to the north of the site entrance. The subject site is approximately 1300m2 in 
area and is currently accessed via a small lane to the rear of Nos. 1-5 First Avenue. Public 



footpath 38 runs along this lane running from north to south. The area of land where the car park 
would be situated is well screened along its north, east and western boundaries and is on raised 
ground approximately 1.5 – 2m higher than the adjacent fields. The piece of land appears to be 
being used as an area for dumping materials and is currently in a poor state. The surrounding land 
is open countryside primarily in agricultural and horticultural use including glasshouses. 
 
 
Relevant History: 
 
Various history including applications for garages, greenhouses, alterations to shower block, and 
erection of sheds dating back to the 1950’s. Of most recent relevance are:- 
 
EPF/730/83 – Extension to park home development to bring numbers up to site licence limit – 
Refused 
EPF/1251/88 – Siting of 23 residential mobile homes, detached garages, new access road and 
ancillary works and formation of additional car parking area – Refused 
EPF/719/89 – Demolition of storage building, siting of five residential mobile homes with storage 
sheds, erection of garages, Calor gas store and construction of car parking – Refused 
EPF/362/90 – Demolition of existing garages and erection of 3 no. ranges of garages consisting of 
7, 9 and 3 garages respectively, 1 no. double garage to be used as store, 7 no. storage sheds, 
access road and other ancillary works – Approved with conditions. 
Enforcement action authorised regarding the unauthorised hardstanding and mobile home – 
Enforcement notice issued 17.08.04 
Appeal against Enforcement notice – Appeal allowed subject to the enforcement notice being 
corrected and varied. A Certificate of Lawfulness issued – 29.07.05 
 
 
Policies Applied: 
 
Structure Plan Policies: 
C2 – Development within the Metropolitan Green Belt 
 
Local Plan Policies: 
GB2 – General Restraint 
LL1 – Character, appearance and use 
LL2 – Resist inappropriate development 
LL10 – Retention of Trees 
T17 – Highway safety 
 
 
Issues and Considerations: 
 
The main issue in this case is the appropriateness of the development and its impact on the 
openness of the area. 
 
Green Belt 
 
The site lies within the Metropolitan Green Belt. The Local Planning Authority when considering 
development proposals in the Green Belt are required to pay specific regard to the following 
matters:- 

• Whether the proposal is appropriate development within the Green Belt 
• Whether the development is acceptable or whether it is likely to cause harm to the function 

and purposes of the Green Belt 
• The effects of the development upon the specific local environment 



• Whether there are any special circumstances which might justify setting aside the normal 
strong presumption against development 

 
Central Government advice as set out in PPG2 states approval should not be given for 
inappropriate development within them. In setting out the 5 main purposes of including land within 
Green Belts it includes the aim to “assist in safeguarding the countryside from encroachment”. It is 
argued that any form of development that would involve the hardening of land for the purposes of 
parking vehicles creates encroachment and does little to safeguard the appearance of a rural 
landscape. 
 
To assist further in the maintenance of the District’s rural landscape, much of which is within the 
designated Green Belt, the Council have adopted various landscape policies within its Local Plan. 
 
Policy LL1 states inter alia that  
 “The Council will continue to act to; 

(i) Conserve and enhance the character and appearance of the countryside”. 
 
Policy LL2 states that 
 “The Council will not grant planning permission for development on the countryside unless it is 
satisfied that the proposal will:- 

(a) Respect the character of landscape; and/or 
(b) enhance the appearance of the landscape”. 

 
Whilst the piece of land is well screened on three sides and can only be glimpsed through the row 
of trees on the way from the surrounding area, the car park and associated lighting would 
introduce an alien feature that is unrelated to its immediate surroundings and would appear 
incongruous in the otherwise open landscape. 
 
Although to the east of the site lies the mobile home park, the character of the landscape on and to 
the north, west and south of the site is that of open fields. It is considered that to remove any area 
of open field and replace it with a hard surface would fail to maintain or enhance this character. 
Whilst it could be argued that the hardstanding alone is not sufficiently obtrusive to make anything 
other than a marginal impact on the openness of this area, its use for the parking of vehicles 
however would materially change this conclusion. When occupied by vehicles, the incongruity of 
the use would be emphasised and ensure that the impact of the existing activity of the mobile 
home park itself be increased and extended in a way that would be harmful to green belt 
objectives.  
 
The proposed car park area is an existing area of wasteland. Whilst this area currently lies in a 
poor state, Government advice as contained within PPG2 makes it clear that the condition of the 
land is not material consideration, stating “the quality of the landscape is not relevant to the 
inclusion of land in Green belts or to its continued protection”. The fact that the land is in poor 
condition, therefore, is no justification for a change in its use. 
 
Green Belt policies require that in the consideration of proposals found to be harmful to the 
purposes of such designation, very special circumstances are needed to overcome those 
objections. The onus is on the applicant to demonstrate very special circumstances and in this 
case no special circumstances have been put forward other than to state the development is 
required for residents and visitor car parking. 
 
The applicant argues that the existing car park within the site is not big enough. The site currently 
has a licence to house 250 homes. According to the site licence signed and dated 06 January 
2003, under point 35 headed Car Parking it states that,  
 



“Suitably surfaced parking places shall be provided with space for at least one car per mobile 
home standing with additional space set aside for visitors as required”.  
 
With this provision and the existing 30+ spaces in the existing car park it has not been reasonably 
demonstrated that the extra spaces are urgently required. No letters of support have been 
received by occupiers of any of the mobile homes on the site supporting the need for additional car 
parking; in fact two letters of objection have indicated that the existing car park is acceptable. 
 
Trees 
 
The drawings submitted indicate that the existing trees around the site would remain. The 
Council’s Landscape Officer has asked for a suitably worded condition to be attached to ensure 
their retention. 
 
Highways 
 
In terms of highway safety the Council’s highways officer although concerned that it would result in 
an increase in traffic movements along the access lane to the car park and an increase in the use 
of the junction of Breach Barns Lane with Galley Hill Road did not object to the scheme. It is 
considered that the increase in traffic movements in either location is not enough to justify refusal. 
If the application was deemed appropriate, low-level lighting is proposed along the lane and the 
turning into Breach Barns Lane is currently used frequently as it is. 
 
Conclusion: 
 
In light of the above, the proposed car park is not considered an appropriate from of development 
within the green belt and would undermine the underlying objectives of green belt policies and is 
therefore recommended for refusal. 
 
 
SUMMARY OF REPRESENTATIONS: 
 
THE COUNCIL FOR THE PROTECTION OF RURAL ESSEX - No justification for the change of 
use of Green Belt and landscaped grounds to a car park. There is already a visitor’s car park and 
the mobile home occupants already have individual hardstanding sites for car parking. 
 
THE RAMBLERS ASSOCIATION – Public footpath runs along the track to the proposed car park. 
The track is narrow and would not leave much room for pedestrians and vehicles to pass. 
Application does not mention that the proposed development would affect a public right of way. 
Also concerned with any development on green belt land. Permanent loss of green belt. 
 
4, FIRST AVENUE – Area now called wasteland was a delightful unspoiled field where deer used 
to graze. Past few months the management have dumped rubbish and debris there, making it a 
wasteland. Used to be field and charming lane. Seems criminal to tarmac over unspoilt 
countryside. 
 
2, NORTHSIDE – Already a car park which is perfectly adequate; cant see a footpath for people to 
walk down; area very dark and unsafe; question the safety of two cars passing when people are 
walking due to it being a public right of way to Claverhambury. Concern over trees; concern on 
impact of bus service;  
 
48 SECOND AVENUE – waste land has been made through dumping of site rubble; entrance to 
car park is steep and impracticable in bad weather; public footpath passes through, no provision 
made for this; ample car parking before the club house was demolished and 4 new homes were 
put on there. 



 



Report  Item No. 6 
 
APPLICATION No: EPF/2007/05 

 
SITE ADDRESS: Land on the West Side 

of Mason Way (between 65 & 71) 
Waltham Abbey 
Essex  
 

PARISH: Waltham Abbey 
 

APPLICANT: Ability Housing Association 
  

DESCRIPTION OF PROPOSAL: Erection of five bungalows suitable for wheelchair use and 
associated parking (revised application for EPF/1194/00). 
 

RECOMMENDED DECISION: GRANT 
 
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 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. 
 

3 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. 
 

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, Classes A and B shall be undertaken without the prior written permission of 
the Local Planning Authority. 
 

5 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 Arboricultural Method Statement shall also 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 provision for supervision and 
inspection of the tree protection measures.  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, unless the prior 
approval of the Local Planning Authority has been given in writing.  

 

6 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. 
 

7 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 Local Planning Authority, and the development shall not commence 
until the Landscape Method Statement has been approved by the Local Planning 
Authority in writing.  All landscape works shall be undertaken in accordance with the 
approved details, unless the Local Planning Authority has given its prior written 
consent to any variation. 
 
The Landscape Method Statement shall include as appropriate, protection of the 
planting area, 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 Local Planning Authority 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. 
 

8 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. 
 

9 Prior to the commencement of the development details of the proposed surface 
materials for the access way and parking area, shall be submitted to and approved 
in writing by the Local Planning Authority.  The agreed surface treatment shall be 
completed prior to the first occupation of the development. 
 

10 Before the building is occupied, a suitably surfaced area shall be provided, and 
thereafter maintained to the satisfaction of the Local Planning Authority, within the 
curtilage of the site to enable a vehicle to turn and leave the property in forward 
gear.  Details of this should be submitted to, and approved in writing by, the Local 
Planning Authority prior to the commencement of the development. 
 

11 Details of any proposed external lighting shall be submitted to and approved in 
writing by the Local Planning Authority before the use hereby permitted commences.  
Development shall be carried out in accordance with the approved details. 
 

12 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 e adequately 
maintained.  
 

13 Except with the prior agreement of the Local Planning Authority in writing, no 
construction work or demolition shall be carried out or plant operated other than 
between the following hours 07.00 hours to 18.00 hours, Monday to Friday, 08.00 
hours to 13.00 hours on Saturday and at no time on Sundays, Bank of Public 
Holidays. 
 

14 Before the development hereby permitted is commenced, details of the following 
matters shall be submitted to and approved by the Local Planning Authority in 
writing: 
i)    contractors' access arrangements for vehicles, plant and personnel. 
ii)   contractors' site storage area/compound. 
iii)  the means of moving, storing and stacking all building materials, plant and 
equipment around and adjacent to the site. 



iv)  The arrangements for parking of contractors' vehicles and contractors' personnel 
vehicles. 
Thereafter the development shall be undertaken in accordance with the approved 
details. 
 

15 No development shall take place until full details of the construction of the vehicular 
access roadway and pedestrian footway have been submitted to and approved by 
the Local Planning Authority in writing.  Thereafter the development shall be carried 
out in accordance with the approved details. 
 

16 The development authorised by this permission shall not commence until the Local 
Planning Authority has approved in writing a full scheme of works for upgrading the 
adjacent public footpath no. 54 by resurfacing and lighting.  No occupation of any 
part of the site shall take place until those works have been completed in 
accordance with the Local Planning Authority's approval otherwise agreed by the 
Local Planning Authority. 
 
 

 
 
Description of Proposal: 
 
Permission is sought for the erection of five bungalows suitable for wheelchair use and associated 
parking (revised application for EPF/1194/00).     
 
 
Description of Site: 
 
The irregular site is 0.18 ha in extent and covered in overgrown vegetation and trees including a 
mature Oak, which is protected by a Tree Preservation Order. A small part of the site to the east 
fronts on Mason Way and the remainder with the side boundary of no. 71 Mason Way and will 
serve as the access point from the public road. The remainder of the site is bounded to the south 
by the gardens of residential properties, to the north by a narrow public footpath and to the west by 
vacant land. The site lies in a residential area of Waltham Abbey, north of Honey Lane. The site is 
identified as within an area liable to flooding.  
 
 
Relevant History: 
 
EPF/1813/87 – Outline application for residential development – Approved. 
EPF/15/92 – Outline application for residential development – Approved 
EPF/1194/00 – Proposed erection of 8 bungalows with ancillary office and parking suitable for 
wheelchair use - Approved 
 
 
Policies Applied: 
 
Structure Plan: 
CS1 Achieving sustainable urban regeneration 
CS2 Protecting the natural and built environment 
CS4 Sustainable new development 
BE1 Urban intensification 
H2 Housing development – The sequential approach 
H3 Location of residential development 



T3 Promoting accessibility 
 
Local Plan: 
H3 Residential development on sites outside the Green Belt 
DBE1 Design of new buildings 
DBE2 Impact of new development 
DBE8 Private amenity space 
DBE9 Impact of development on amenity 
LL10 Provision and retention of landscaping/trees 
T14 Adequate/appropriate facilities 
T17 Highways: Criteria for assessing proposals 
 
 
Issues and Considerations: 
 
Principle 
 
The principle of residential development of this site has been established through previous 
planning approvals. It is therefore considered that the development can be supported as the 
development complies with the policy preference for providing new dwellings within existing urban 
areas with good access to community facilities and public transportation. The main issues to be 
considered are whether the proposal would preserve or enhance the character or appearance of 
the surrounding area, the impact of the development on amenity and highway safety.  
 
Details of Proposal 
 
The application has been the subject of discussion between the Housing Committee and Ability 
Housing Association. In June 1999 it was agreed to develop the former site (now reduced in size) 
for a self contained supported housing scheme for wheelchair uses and that the Council’s land 
should be leased to the Association for 125 years on a peppercorn rent to enable the development 
to go ahead. The Association has received a Social Housing Grant from the Housing Corporation 
to fund the development.  
 
It is intended that the bungalows will be let to single people or couples where one of the occupants 
is confined to a wheelchair. The properties have been designed to meet the needs of people in 
wheelchairs. This includes wide corridors and doors, open plan kitchen/lounges with especially 
designed kitchens.  
 
The development comprises two rows of terraced cottages facing each other. The building forms, 
style and use of materials are designed to be compatible with the houses in the immediate vicinity 
and are appropriate in scale and design relative to the character and appearance of the area as a 
whole. It is therefore considered that the proposal would not be out of keeping or appear unduly 
intrusive in the context of the surrounding area. 
 
The concern expressed about the loss of wildlife has been addressed by an ecological survey 
which was commissioned for the previous application. The overall conclusion of the report was 
that although the site is obviously used by wildlife it has no intrinsic wildlife value over and above 
that offered by tree lined urban gardens. The retention of mature trees and hedges, with the 
additional retention of a number of coppiced hazels and additional planting should mean that the 
wildlife interest would not be adversely affected.   
 
 
 
 



Impact on Neighbouring Properties  
 
The proposal must also be assessed in terms of its siting and relationship to neighbouring 
properties. The design of the proposal is intended to minimise the effect of the proposals on 
surrounding houses in terms of overlooking and overbearing impact, in particular nos. 65 and 71 
Masons Way. The relationship of the proposal to other neighbouring properties is acceptable. It is 
therefore considered that the proposal could be carried out without giving rise to excessive 
overlooking and the reasonable privacy of both neighbouring and proposed houses would be 
maintained. 

 
Amenity Space 
 
Amenity space provision should be easily accessible and be of a size, shape and nature which 
enables reasonable use. It is considered that sufficient private space has been provided for the 
mobility impaired where the space will be a visual amenity rather than an area required for active 
recreation. The mature Oak Tree is protected by a Tree Preservation Order and will be retained as 
well as new planting and ground cover provided for the communal areas.   
 
Parking and Access 
 
Car parking provision is based on one space per unit plus one visitors space which is in 
accordance with standards of PPG13, which advises that parking standards should be based on a 
maximum requirement and no impact on highway safety is envisaged. The proposed vehicular 
access will be to adoptable standard and is acceptable. It has been specifically designed to 
minimise the impact upon the mature Oak tree and root system which is protected by a Tree 
Preservation Order. There is no loss of footpath to the site apart from the forming of a vehicular 
crossover. 
  
Conclusion 
 
In conclusion the report has sought to establish that the proposal to provide 5 bungalows suitable 
for wheelchair use and associated parking in a manner that would preserve and enhance the 
character and appearance of the surrounding area and provide good living conditions without 
adversely affecting amenity or highway safety is consistent with relevant policy and Central 
Government advice.  It is therefore considered that the matters raised in objection are not 
sufficiently robust to impede the granting of approval, subject to conditions.  It is therefore 
recommended that planning permission be granted for this application.   
 
 
SUMMARY OF REPRESENTATIONS  
 
TOWN COUNCIL - Object to this proposal based on overdevelopment of site and loss of footpath.  
  
NEIGHBOURS - The occupiers of 1 neighbouring property raised objection to the proposal as it is 
considered that a wildlife haven will be sacrificed. 
 
 
 
 
 
 
 
 
 



 


