
Report Item No: 1 
 
APPLICATION No: EPF/2281/12 

 
SITE ADDRESS: 18 Albion Park 

Loughton 
Essex 
IG10 4RB 
 

PARISH: Loughton 
 

WARD: Loughton Forest 
 

APPLICANT: Mr McCarthy 
 

DESCRIPTION OF PROPOSAL: TPO/EPF/02/89 
T2 - Pine - Fell 
T3 - Sycamore - Fell 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
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=543700 
 
CONDITIONS  
 

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

2 2 replacement trees, of a species, size and in a position as shall have been agreed 
in writing by the Local Planning Authority, shall be planted and agreed by the Local 
Planning Authority (LPA) to be in accordance with the details prior to implementation 
of the felling hereby agreed, unless varied with a written agreement of the LPA. 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 and 
defective another tree of the same species and size of that originally planted shall be 
planted at the same place, unless the Local Planning Authority gives its written 
consent to any variation. 
 

3 The felling authorised by this consent shall be only be implemented once the Local 
Planning Authority has received in writing 5 working days notice of such works. 
 

 
 
This application is before the committee since all applications to fell preserved trees are outside 
the scope of delegated powers. 
 
Description of Site: 
 
A two storey, “villa” style 1950’s residential property, standing within a well treed garden. The level 
of the land drops from Albion Park to Hazelwood to the North.  The house runs broadly southeast 
to northwest, with a wide frontage, but shallow depth.  The pine stands less than 2m. from the 
northern flank wall of the garage and close to the street.  The sycamore is less visible from the 
road, behind the pine and some 5m. beyond the house’s northern corner.   



 
Description of Proposal: 
 
T2, pine fell 
T3, sycamore fell 
 
Relevant History: 
 
TPO/EPF/2/89 was made in 1989 to protect the trees on the site at the specific request of the 
owners, concerned that their trees might be harmed by over-enthusiastic cutting back of 
overhanging branches by their neighbours.   
 
Since then the trees have been cut on several occasions, for the benefit of the trees and the 
residents of Hazelwood, and with advice from the Council’s Landscape Officer.  The most recent, 
both approved with conditions are:  
EPF/0294/08: reduction of horse chestnut and reduction of overhang;  
EPF/1644/10: reduction of cypresses, sycamores etc.   
 
Policies Applied: 
 
Epping Forest District Local Plan and alterations,  
LL09: felling of preserved trees  
Summary: felling must be necessary and justified; replacement is required.   
 
Summary of Representation: 
 
14 and 18 HAZELWOOD: welcome the fact that the application has been submitted; make various 
points about the difficulties experienced in making representations: question whether the council 
will be consistent in requiring replacement if trees are felled to ensure continuation of the intent of 
the TPO.  Note that on previous occasions only trimming was permitted to these trees.   
 
LOUGHTON TOWN COUNCIL: the committee objects to applications which will result in 
inappropriate treatment to any significant tree and also objects to any application to fell such a 
tree, and so objected to this application.  If however the district councils arboricultural officer 
deems this application acceptable, whether with amendments or not then the committee was 
willing to waive its objection.   
 
Issues and Considerations: 
 
Introduction 
The application is on the basis that subsidence has occurred to the property, that the cause is the 
two trees and that their removal offers the most cost effective resolution.  The possibility of 
resultant heave has been considered and eliminated as a risk.  The alternative would be a 
substantial strengthening and deepening of the existing foundations by underpinning, at 
substantial cost, (estimated at min. £17,000 + VAT).  Members will be aware that under the tree 
preservation order legislation costs that flow from the LPA’s decisions in relation to applications 
are reclaimable at the Lands Tribunal.   
 
The rationale for the application has been tested, including a site visit with an independent 
engineer and careful examination of the basis of the application, including the heave calculations.  
The advice of the engineer is that a connection has been made between substantial elements of 
the damage and the 2 trees named in the application and that the degree of heave expected as a 
result of felling is tolerable by the existing structure.  In other words felling the trees allows repair of 
the property without the cost of underpinning that retention of the trees would otherwise require.   
 



Key Issues 
It is suggested that the key issues to be considered are;  

• the value of the trees in terms of the local amenity that they provide; 
• the strength of the engineering case that has been made for their removal; 
• whether there are alternative explanations for the building movement or alternative 

solutions; and 
• the feasibility of replacement planting in the garden, as partial replacement of lost amenity.   

 
Dealing with these in turn:   
 
The value of the trees 
The trees are of considerable visual importance locally.  The pine tree is a major feature in the 
street scene of Albion Park; it is a healthy and well formed specimen with a long life expectancy 
(40 years plus).  The sycamore is less important from Albion Park, but does stand out in views 
from Hazelwood where it forms a sky line feature.  It is a multi stemmed tree of moderate, rather 
than high amenity value, but again with a long life expectancy.   
 
The strength of the engineering case 
The evidence consists of an arboricultural appraisal, including a description of the damage, a trial 
pit and bore-hole investigation, detailing the subsoil investigations, the depth of the foundations 
and the presence of roots from both of the implicated trees beneath the foundations, and an 
engineering report.  Unlike in most applications the engineering report is recent, (November 2012) 
and comprehensive.   
 
The analysis is based on movement monitoring around the building, which shows seasonal 
movement is at its greatest in the flank wall closest to trees.  The main damage involves cracking 
at the junction of the garage and the main body of the house and stepped cracking to the rear 
elevation of the garage.  There is also cracking throughout the property although not all of it is 
related to the presence of the trees.   
 
The independent engineer, Andrew Martin of Peter Kelsey Associates, visited the property on 18 
January 2013 and “noted damaged to the super structure and ground floor slab located 
predominately to the left side of the property” (i.e. that closest to the trees).  The pattern of 
damage was judged to be consistent with subsidence of the foundations and ground floor and he 
noted that it suggested the source of the movement was to the left and towards the front (i.e. 
where the trees are located).   
 
Following a detailed interrogation of the application documentation he concluded that the 
application had “clearly demonstrated that a nuisance is being caused by both the pine and the 
sycamore”.  Subject to a heave calculation he therefore recommended that the council allow the 
felling of the trees as the most cost effective solution, avoiding extensive underpinning.  
Subsequent to that the heave calculations undertaken by the engineers for the owners has been 
received and commented on by the independent engineer.   The initial submission had a mistake 
in it which made it appear that there might be excessive heave.  However, this mistake has been 
remedied and demonstrated that the degree of heave should be within accepted parameters.  In 
other words the building should be able to accommodate the movement caused by the removal of 
the trees and underpinning is not required to take account of heave.   
 
On that basis it is concluded that the engineering justification for felling the trees has been 
demonstrated.   
 
Alternative explanations/ solutions 
The evidence strongly suggests that a superstructure repair of the building would be sufficient 
were the trees to be felled, and that underpinning would not otherwise be required to allow for 



ground heave as a result of the felling.  Because the building movement is seasonal it cannot 
result from leaking drains.  Although foundations are not to modern standards, they were to the 
acceptable standards of the day, and so cannot be blamed.  There is no room for a viable root 
barrier allowing the trees to be retained between the trees and the building.  Because of the 
locations of the trees pruning to restrict water demand as a remedy would not be successful, and 
would not be accepted by the applicants. 
 
Replacement planting 
In relation to replacement planting although large trees close to the house are not likely to be 
acceptable the agent has accepted that there will be room in the garden for replacement trees.  At 
worst this would be low water demand trees such as birch which would have a beneficial impact in 
the street scene, although clearly not comparable to that of the existing trees.  However it is hoped 
that a suitable location for larger and longer lived trees such as field maple can be found.  This will 
be reported orally to members.   
 
Conclusion 
 
That, subject to the planting of 2 trees in suitable locations, felling has been demonstrated to be 
necessary and justified and so to grant consent accords with policy LL9 of the Local Plan and 
Alterations.  The application is therefore recommended for approval.   
 
 
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: Christopher Neilan 
Direct Line Telephone Number: 01992 564117 
 
or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
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Agenda Item 
Number: 

1 
Application Number: EPF/2281/12 
Site Name: 18 Albion Park, Loughton 

IG10 4RB 
Scale of Plot: 1/1250 



Report Item No: 2 
 
APPLICATION No: EPF/0059/13 

 
SITE ADDRESS: 63 Manor Road 

Chigwell 
Essex 
IG7 5PH 
 

PARISH: Chigwell 
 

WARD: Grange Hill 
 

APPLICANT: Mr Imran Umrani 
 

DESCRIPTION OF PROPOSAL: TPO/EPF/10/74 
T7 - Cypress - Fell 
T28 - Plum - Fell 
 

RECOMMENDED DECISION: Split Decision:  
T28 – Plum – Grant Permission (with condition) 
T7 - Cypress – Refuse Permission 
 

 
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=544794 
 
CONDITION (T28 – Plum) 
 

1 The felling authorised by this consent shall be carried out only after the Local 
Planning Authority has received, in writing, 5 working days prior notice of such 
works. 
 

 
REASON FOR REFUSAL (T7 – Cypress) 
 

1 Although it is recognised that T7 cypress is displaying early signs of infection this is 
not sufficient to justify the loss of its visual and other amenity.  The loss of the tree's 
existing and potential visual amenity is therefore contrary to policy LL9 of the 
Council's Adopted Local Plan and Alterations. 

 
This application is before this Committee because any application to fell preserved trees falls 
outside the scope of delegated powers 
 
Description of Site: 
 
This is a large residential property in a sizeable garden, with extensive tree cover, mostly mature 
oaks to front and rear.    
 
Description of Proposal:  
 
T7 - Cypress - Fell 
T28 - Plum – Fell (referred to on application as T26) 
 



Relevant History: 
 
The TPO dates from 1974, and is an area order, giving indiscriminate protection to all trees on the 
site.  There are no recent records of pruning or removing trees at the site on record but several 
dead or ailing trees have been removed to assist in the practical progress of the construction 
works. 
 
This application is partnered by a further one, TRE/EPF/0058/13, to be determined using 
delegated authority, involving carefully specified pruning with removal of deadwood involving many 
of the other trees, for safety reasons and to allow light to the garden, and rear rooms.       
 
EPF/1897/10 granted approval for the demolition of the previous house and construction of the 
new detached house, with basement, with tree protection conditions, to which officers have had to 
call attention on at least several occasions.   
 
Relevant Policies: 
 
LL9: Felling of preserved trees. The Council will not give consent to fell a tree protected by a TPO 
unless it is satisfied that this is necessary and justified. Any such consent will be conditional upon 
appropriate replacement of the tree.  
 
Summary Of Representations 
 
CHIGWELL PARISH COUNCIL objected to the felling of important trees but would be willing to 
waive their objection should the tree officer deem the works acceptable  
 
Issues and Considerations: 
 
This application stems from a programme of generally reasonable tree management in both front 
and back garden.  It appears likely that one of the trees would never have been protected, had an 
individual order been imposed, but the other tree involved still adds character to the local street 
scene and provides useful screening, even though it is not a native tree.  The application cites 
disease and poor form, but some stress may also be attributed to high intensity development 
works in its immediate neighbourhood, with an incomplete attention to the requirements of the tree 
protection condition.   
 
Issues 
 
The reasons given for this application have been summarised, as follows: 
 

i) T7 Cypress has brown, diseased, growth and the lower crown is unbalanced due to 
past competition with a smaller tree, recently removed by agreement. 

 
ii) T28 Plum is in a poor condition, with decay within the main stem. 

 
Consideration of the reasons given 
 
i) T7 Cypress: Brown, diseased growth and unbalance lower crown form. 
 
Across the district, Monterey cypress have long suffered from a fungal infection known as 
Coryneum Canker, which appears initially on branch tips. The dieback of branch ends occurs 
randomly across a tree’s crown. As the disease advances whole sections of the crown die off and 
lose all foliage. Ultimately the tree succumbs. 
 



In this case, inspection shows a relatively small amount of tip browning and no large areas of 
defoliation.   Subject to careful pruning to remove the worst of the incipient diseased areas 
reasonable safe useful life expectancy is expected to be up to 15 years.  It provides very useful 
screening for the property viewed from the street.   
 
The tree’s form is marred by a gap in the foliage when viewed from the southern aspect, where a 
much smaller partner cypress has been recently removed. This other tree was badly diseased with 
the same canker disease, and was assessed as being past any hope of recovery and so outside 
TPO protection.  This area of absent foliage will not grow back and detracts from the tree’s 
otherwise generally impressive appearance. 
 
A Holm oak has been planted as a replacement for the removed tree, and all being well, should 
form a replacement for both trees in the medium term.   
 
ii) T28:  Decayed Plum  
 
This old orchard tree is located in the rear garden, close to the side boundary and is in clear 
decline. Decay is visible within the main stem and bark is peeling from the stem. The crown is full 
of deadwood and the tree is of no public visual significance. Its removal would have no landscape 
impact.  
 
It would have been unlikely to have been assessed as suitable for protection, had an individual 
order been made. 
 
Other planning considerations 
 
Replacements: 
The offer has been made to replace the Monterey cypress with a native oak. However an 
assessment of the immediate location suggests that due to the presence of services, planting in its 
immediate vicinity is unlikely to be an option.  The recently planted Holm oak will in any case make 
a ready made replacement, but will not have a real visual impact for some 15 years, even 
assuming good growth.  .   
 
 A replacement for the plum is unnecessary on grounds of (lack of) visibility.    
 
Conclusion   

 
The tree assessment showed T28 Plum to be poor and insignificant in landscape terms. It is 
recommended to allow this tree to be removed and the need to replant waived unless a more 
visible location might be sought for it. 
 
The Monterey cypress is a striking tree with important function in screening from street views but 
with incipient health problems. On balance, it is considered that its removal is currently premature. 
This view is subject to reassessment, should its condition rapidly worsen. It is, therefore, 
recommended to refuse permission to fell this tree on the grounds that the reasons given do not 
justify the need for the tree’s removal. The proposal in this part is contrary to Local Plan 
Landscape Policy LL9.  
   
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: Robin Hellier 
Direct Line Telephone Number: 01992 564546 
 
or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
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Agenda Item 
Number: 

2 
Application Number: EPF/0059/13 
Site Name: 63 Manor Road, Chigwell 

IG7 5PH 
Scale of Plot: 1/2500 



Report Item No: 3 
 
APPLICATION No: EPF/0095/13 

 
SITE ADDRESS: 7 Albion Hill 

Loughton 
Essex 
IG10 4RA 
 

PARISH: Loughton 
 

WARD: Loughton Forest 
 

APPLICANT: Mr Mark Bowman 
 

DESCRIPTION OF PROPOSAL: Change of use of an existing care home (consisting of 22 
rooms) to 7 private residential flats, consisting of 2 x 1-Bed, 4 
x 2-Bed and 1 x 3-Bed flats with associated amenity space, 
on-site car parking, cycle and refuse store. The proposal 
includes the demolition of the original house dating back to 
the 1870's and its re-construction, 'like-for-like'. 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
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=544931 
 
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 development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: 4832 IN 02, 4832 IN 03, 4832 IN 04, 4832 IN 05, 4832 IN 
06, 4832 IN 07, 4832 IN 08, 4832 IN 09, 4832 IN 10, 4832 IN 11 and 4832 IN 11 (all 
dated July 2012) together with approved drawing nos: 4832 DE 101, 4832 DE 102, 
4832 DE 103, 4832 DE 104, 4832 DE 105, 4832 DE 106, 4832 DE 107, 4832 DE 
108, 4832 DE 109, 4832 DE 110, 4832 DE 111, 4832 DE 112 and 21212(11) (all 
dated January 2013). 
 

3 Within one month of the commencement of the development hereby approved, 
details of the proposed refuse store shall be submitted to the Local Planning 
Authority for approval in writing.  The refuse store shall be installed in accordance 
with the agreed details prior to the first occupation of a dwelling hereby approved. 
 

4 No development, including works of demolition or site clearance, shall take place 
until a Tree Protection Plan, Arboricultural Method Statement and site monitoring 
schedule in accordance with BS 5837:2012 (Trees in relation to design, demolition 
and construction - Recommendations) has been submitted to the Local Planning 
Authority and approved in writing. The development shall be carried out only in 
accordance with the approved documents unless the Local Planning Authority gives 
its written consent to any variation. 
 



5 Materials to be used for the external finishes of the proposed development, shall 
match those of the existing building, unless otherwise agreed in writing by the Local 
Planning Authority. 
 

6 The parking areas shown on approved drawing number 4832 DE 101 dated January 
2013 shall be provided prior to the first occupation of the development and shall be 
retained free of obstruction for the parking of residents and visitors vehicles. 
 

7 Prior to the first occupation of the dwellings hereby approved, privacy screens of 
1.7m in height shall be erected along the western side of the balcony serving flat no. 
6 (the side facing 9 Albion Hill) and also along the northern side of the balcony 
serving flat no 7 (the side facing 5 Albion Hill).   
 

8 No demolition or construction works shall take place until further details of the 
means to control dust arising from such activity have been submitted to and 
approved in writing by the Local Planning Authority.  The approved measures shall 
be fully implemented for the duration of demolition and construction activity on the 
site. 
 

9 The development hereby approved shall be carried out in strict accordance with the 
approved Construction Method Statement dated January 2013. 
 

10 All construction/demolition works and ancillary operations, including vehicle 
movement on 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 There shall be no bonfires on the site throughout the demolition and construction 
phase of the development; 
 

 
 
This application is before this Committee since it is an application for residential development 
consisting of 5 dwellings or more (unless approval of reserved matters only) and is recommended 
for approval (Pursuant to The Constitution, Part Three:  Planning Directorate – Delegation of 
Council function, Schedule 1, Appendix A.(d)) 
 
Description of Site:  
   
A two storey (with additional lower ground floor accommodation) building, last in use as a 22 bed 
residential care home.  The site includes small garden and courtyard areas to the rear of the 
building and a small car park area (containing 5 spaces) to the front of the site.  An adjacent piece 
of land containing the hardstanding of a former garage is also incorporated into the application 
site.   
 
Description of Proposal:  
 
This application seeks planning permission for the conversion of the existing building into 7 flats 
(Comprising a mix of 2 x 1 bed; 4 x 2 bed; and 1 x 3 bed).  It is also proposed to demolish and 
rebuild on a “like-for like” basis the oldest part of the building, which is the western part of the 
building fronting Albion Hill adjacent to the site boundary with 9 Albion Hill. 
 
The development proposes the provision of 9 car parking spaces.  Access to these car parking 
spaces would be via the existing entrance points onto Albion Hill.   



 
The proposal also includes minor physical changes to the building including alterations to 
fenestration; the addition of an access staircase on the front elevation; the addition of a dormer 
window and doors with Juliet balcony and second floor level on the South-East (side facing 5½ 
Albion Hill) elevation; a new spiral staircase and the addition of a full height first floor window with 
Juliet balcony on the North-East (rear facing 5 Albion Hill) elevation; and the removal of a 
staircase, creation of a balcony at first floor level and addition of a large flat roofed dormer in the 
North-West elevation (facing 9 Albion Hill). 
 
Relevant History: 
 
EPF/0457/86.  Change of use to residential old persons house, formation of vehicular access and 
5 car parking spaces.  Approved 02/06/1986. 
 
Included ‘Condition 8’  - the existing vehicular access to Albion Hill shall be closed off before the 
use hereby permitted is commenced.   
 
Subsequent planning applications for extensions between 1987 and 2006.   
 
EPF/2290/03.  Demolition of existing garage and reconstruction as new single storey office 
building with pitched roof.  Approved 07/01/2005 
 
NB – this planning permission is likely to have been commenced by the demolition of the garage.   
 
EPF/1657/12 Change of use of an existing care home (consisting of 22 rooms) to 7 private 
residential flats, consisting of 2 x 1-Bed, 4 x 2-Bed and 1 x 3-Bed Flats, with associated amenity 
space, on-site car parking, cycle and refuse storage.  Approved 21/11/2012 
 
Policies Applied: 
 
DBE1 - Design 
DBE 2, 9 – Amenity 
DBE6 – Car Parking 
LL10 – Retention of Landscaping 
LL11 – Landscaping Schemes 
CP2 – Protecting the Quality of the Rural and Built Environment 
CP3 – New Development 
CP7 – Urban Form and Quality 
H2A – Previously Developed Land 
H4A – Dwelling Mix 
ST4 – Highway Safety 
ST6 – Vehicle Parking 
 
Summary of Representations: 
 
Notification of this application was sent to Loughton Town Council and to 11 neighbouring 
residents and a planning consultant who acted for an objector to application EPF/1657/12.   
 
The following representations have been received: 
 
LOUGHTON TOWN COUNCIL.  “The Committee had NO OBJECTION to this application but 
asked for a planning condition to re-use as many of the existing materials and features as 
possible.” 
 



3 ALBION HILL.  Objection. 
 
Parking provision is inadequate.  Parking provision at two spaces per flat should be provided.  
Albion Hill is narrow and cannot cope with additional vehicles.  An underground car park may be a 
solution. 
 
4 ALBION HILL.  Objection.  
 
Parking provision is inadequate and the design and access statement misrepresents the existing 
on-street parking position on Albion Hill.  The designation of 2 of the proposed parking spaces as 
disabled bays and dedication of 2 spaces (including one of the disabled bays) to the penthouse flat 
amounts to a reduction in the number of parking spaces proposed for the development.  The 
undedicated disabled bay would not be fully accessible on both sides. 
 
The proposal would lead to additional on-street parking, which would be harmful to highway safety 
since the road is very narrow and cars often park partially on the footway.  The development would 
lead to further obstruction of the footway. 
 
Construction activity could be disruptive, particularly if it is necessary to temporarily close Albion 
Hill to traffic.  This must be properly controlled in the interests of amenity and safety. 
 
Issues and Considerations:  
 
The proposed conversion of the building to provide 7 flats served by 9 parking spaces has recently 
been approved.  The current proposal is materially different since it relies on substantial 
reconstruction works.  The need for the works is properly set out in a structural survey submitted 
with the application.  Since the new works would not appear different to the existing they would 
clearly complement the building and consequently are acceptable in design terms and in terms of 
the impact on the living conditions of neighbours.  The applicant specifies external materials for the 
rebuilt part of the building and they would match the existing adjacent materials.  It is necessary to 
secure this by condition. 
 
This assessment therefore primarily deals with the impact of the demolition and construction 
activity necessary to complete the proposed works.  The applicant recognises such activity could 
cause harm and has submitted a construction method statement.  The key points set out in the 
method statement are as follows: 
 
1. Demolition of the relevant part of the building would take 1 week. 
2. The entire project comprising of demolition, rebuilding and conversion works would take 34 

weeks. 
3. Foundations for the reconstructed part of the building would be piled. 
4. Deliveries would be by appointment only by vehicles suitable for the width of the road. 
5. Delivery appointments would be managed to minimise potential for congestion and 

therefore will avoid times when children are normally dropped off and collected from 
Oaklands School. 

6. Lorries will only access the site in reverse gear under the direction of a trained Banksman. 
7. Pedestrian access along Albion Hill will be maintained and, as necessary, a barrier footway 

will be provided. 
8. A vehicle wash down point will be provided adjacent to the site entrance to prevent debris 

on the road. 
9. Site working hours will normally be restricted to 07:30 to 18:30 Monday to Friday and 08:00 

to 13:00 on Saturday only. 
10. If demolition cannot take place in school holidays, plant and vehicles used for demolition 

will not be used during normal school drop-off and pick-up times. 



11. Liaison will maintained with neighbours and specific notice given for demolition works, 
noisy activity, structural works, any necessary road or footway closures and specialist 
deliveries. 

12. Waste will be sorted off site by a specialist contractor. 
13. Demolition waste will be collected by grab lorry each day. 
14. All concrete for foundations and retaining walls will be pumped. 
15. No tower crane will be used. 
16. Externally sheeted scaffold will be erected to enclose new structures and will be inspected 

weekly. 
17. A timber and metal hoarding with lockable gates will secure the site boundaries. 
18. The main contractor will maintain an open contact policy and contact telephone numbers 

for the public displayed. 
 
Health and safety matters relating to the construction project would be controlled by the Health 
and Safety Executive and are therefore not material planning considerations.  Similarly, Essex 
County Council as Highway Authority has independent powers to control any restriction of access 
along Albion Hill during construction.  The proposals for managing construction traffic and ensuring 
highway safety have clearly been considered by the applicant and, in the context of independent 
controls of the Highway Authority, are found to be appropriate for the scale of the proposed 
demolition and construction activity. 
 
Environmental Health Officers have given consideration to the potential impact of the construction 
proposals on the amenities of neighbours.  It is found that the construction method statement is 
sufficient to mitigate harm to amenity and recognises the need to coordinate school opening and 
closing times.  However, further information dealing with the means to control dust arising from 
demolition and construction activity is necessary.  This can be secured by condition.  EHO’s also 
recommend the imposition of the standard construction hours condition, which expressly prohibits 
audible working activity on Sundays and Bank/public holidays, and the imposition of a condition 
prohibiting bonfires.  It is also necessary to secure the implementation of the construction method 
scheme by way of a planning condition. 
 
There is a preserved tree on neighbouring land adjacent to the western site boundary.  At the time 
of preparing this report insufficient information dealing with the potential impact on the tree and 
appropriate mitigation has been submitted.  The applicant has undertaken to submit this prior to 
the Sub-Committee meeting where this application will be considered.  That will be assessed by 
the Council’s Tree and Landscape Team and its findings and recommendations will be reported 
verbally. 
 
Conclusion: 
 
In light of the above appraisal, it is considered that the proposed development is acceptable, in 
that it accords with local plan policies and would not give rise to unacceptable harm to 
neighbouring amenity, the character and appearance of the area, existing trees and landscaping 
or highway safety and efficiency.  It is, therefore, recommended that planning permission be 
granted, subject to the imposition of the planning conditions discussed in this report and any 
further conditions recommended by the Council’s Tree and Landscape Team. 
 
 
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: Stephan Solon 
Direct Line Telephone Number: 01992 564018 
 
or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
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Number: 
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Application Number: EPF/0095/13 
Site Name: 7 Albion Hill, Loughton 

IG10 4RA 
Scale of Plot: 1/1250 



Report Item No: 4 
 
APPLICATION No: EPF/0444/12 

 
SITE ADDRESS: 84 & 86 England's Lane 

Loughton 
Essex 
IG10 2QQ 
 

PARISH: Loughton 
 

WARD: Loughton St Johns 
 

APPLICANT: Mr Paul Cockram 
 

DESCRIPTION OF PROPOSAL: Loft extension to adjoining properties. 
 

RECOMMENDED DECISION: Grant Permission (Subject to Legal Agreement) 
 

 
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=535655 
 
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 works hereby approved to 84 and 86 Englands Lane shall be carried 
simultaneously.  Should works to one house be commenced more than 14 days 
prior to works starting at the neighbouring attached house, those works shall cease 
and not recommence until works to the attached house have also been commenced.  
No work to form the dormer windows hereby approved shall be commenced until the 
ridge of both houses has been raised and roof slopes formed to the height and pitch 
shown on the approved plans. 
 

3 The development hereby permitted will be completed strictly in accordance with the 
approved drawing numbers 1 -7 as numbered by the Local Planning Authority. 
 

4 No construction works above ground level shall have taken place until documentary 
and photographic details of the types and colours of the external finishes have been 
submitted to and approved by the Local Planning Authority, in writing, prior to the 
commencement of the development. The development shall be implemented in 
accordance with such approved details. 
 

 
 
This application is before this Committee since the recommendation conflicts with a previous 
resolution of a Committee (Pursuant to The Constitution, Part Three:  Planning Directorate – 
Delegation of Council function, Schedule 1, Appendix A.(i)) 
 
Subject to the completion, within 3 months of a resolution to grant planning permission, an 
agreement under section 106 of the Town and Country Planning Act 1990 requiring the 
owners of 84 and 86 Englands Lane to carry out the approved works to both houses 
simultaneously. 



 
Background: 
 
This application was considered by Members of this Committee on 30 May 2012.  At that meeting, 
the Committee resolved to grant planning permission, subject to the completion of a legal 
agreement within 6 months.  The period for completing the legal agreement was subsequently 
extended until 21 February 2012 (giving an additional 3 months).  One of the applicants’ mortgage 
lenders has subsequently had difficulty with the terms of the S106 but this was resolved and the 
lender now accepts the Council’s position.  However, the period permitted for completing the S106 
has since expired and in order to proceed it is necessary to gain authority to extend the time for 
completion.  In the particular circumstances of this case it is considered appropriate to extend the 
period for a further three months.  Accordingly, it is recommended that the Committee extend the 
period in which the agreement must be signed, by 3 months from the date of this meeting – i.e. 
expiring 13 June 2013.   
 
The original report on the application is reproduced from the agenda of this Committee on 30 May 
2012.   
 
Description of Site: 
 
The application site comprises a pair of modern semi-detached houses with unusually shallow 
pitched gabled roofs situated on the north side of Englands Lane, some 30m west of its junction 
with Goldings Lane.  Land rises to the north from the road such that the pair of houses are on 
higher land and their rear gardens rise to the rear of the application site.  Land rises more gently 
from east to west. 
 
The back gardens of 2a, 2b and Hillside, Goldings Lane, all two-storey houses, back on to the 
eastern site boundary.  They are 10m in length.  The rear garden of 2 Goldings Lane extends 
along the northern site boundary.  The house at 2a aligns with the flank wall of 86 and is at slightly 
lower level.  2b is at a similar level and Hillside is at higher level. 
 
The house immediately to the west, 80 Englands Lane, is a significantly taller two-storey detached 
house that has a steeply pitched roof.  It is set back rear of the front elevations of 84 and 86 and 
continues 4m beyond their rear elevation.  Its height is emphasised by its siting on higher land. 
 
The immediate locality is characterised by two-storey houses that vary in size, design and, to a 
limited extent, in their relation to the street. 
 
Description of Proposal:  
 
It is proposed to reconstruct the roof of both houses at the application site, raising their ridge by 
1.3m and increasing their pitch to 33.5 degrees.  The additional height is required to facilitate loft 
conversions and both houses would have a pair of modest dormer windows in the front roof slope 
and linked box dormers in the rear facing roof slope. 
 
The owners of both houses have stated in writing that they undertake to only carry out the 
enlargement of their house simultaneously with the works to enlarge the attached house.  That 
undertaking is not in the form of a Unilateral Undertaking under S.106 of the Town and Country 
Planning Act. 
 
Relevant History: 
 
None.  An application for a loft conversion at 84 Englands Lane involving the raising of its roof by 
1m was submitted in 2011, ref EPF/1388/11, but was subsequently withdrawn. 
 



Policies Applied: 
 
CP2  Quality of Rural and Built Environment 
DBE9  Loss of Amenity 
DBE10  Residential Extensions 
 
Consultation Carried Out and Summary of Representations Received   
 
Number of neighbours consulted. 8 
Site notice posted.  No, not required 
Responses received:  No response received from neighbours. 
 
LOUGHTON TOWN COUNCIL: “The Committee OBJECTED to this application and considered 
the proposed scheme over-large and detrimental to the streetscene.  Members expressed concern 
for the visual impact and overlooking the loft extension would cause to neighbouring properties at 
the front (as Englands Lane was very narrow) and to dwellings at the side in Goldings Road (from 
the two rear Juliet balconies).  The proposal was deemed contrary to policies DBE9 (i) and (ii), and 
DBE10 (i) of Epping Forest District Council’s adopted Local Plan and Alterations.” 
 
Main Issues and Considerations: 
 
Design and Appearance 
 
Having regard to the variety of size and design of house type in the locality, the degree of 
separation from adjacent houses and since the resulting pitch of the enlarged roof would not be 
uncommon, the proposal to raise the height of the roof by 1.3m is acceptable in principle. 
 
At the front elevation, the proposed dormer windows would be modest (1.7m wide) and set in 
substantially from the edges of the roof.  They would be set 2m from the edge of the eaves and 1m 
from the ridge.  They would be set 0.75m from the flank elevations and there would be a distance 
of 1.2m between those at each house, although only 0.5m would separate the centre two dormers.  
Having regard to their size and spacing the proposed front dormer windows would on balance 
meet the policy test to complement the appearance of the enlarged roof and, as a whole, the 
proposal would not cause harm to the street scene. 
 
The rear elevation of the enlarged roof would be dominated by a substantial linked box dormer 
window set 0.75m from the flank elevations and the edge of the eaves.  Each dormer would have 
a large centrally positioned window enclosed by a Juliette balcony.  Although a very dominant 
feature, its scale and design would be consistent with the style of the original house.  The dormer 
would not generally be visible from the street but it would be clearly visible from the rear of 2a, 2b 
and Hillside, Goldings Road.  Since it would complement the design of this particular pair of 
houses the proposed rear dormers are acceptable in their context.  They would not necessarily be 
acceptable in the rear elevation of houses of a different design. 
 
The main risk posed by the proposal is if the development was only implemented at one of the pair 
of semi detached houses.  That would give the pair an extremely unbalanced appearance that 
would be harmful to the character and appearance of the locality.  Since the potential harm would 
be so serious it is only possible to effectively resolve this matter by requiring the owners of both 84 
and 86 Englands Lane to enter into a S106 agreement requiring the development to be carried out 
at the same time.  Given the written undertaking already given by them there should be no 
difficulty in securing that.  As an additional safeguard, it is also recommended that a planning 
condition duplicating the effect of the S106 agreement is included on any consent given, although 
that is not strictly necessary in these circumstances. 
 



Impact on living conditions 
 
Due to its size and the relationship to neighbouring properties (set out in the site description 
section of this report) the proposal would not appear overbearing or cause any loss of light.  Its 
visual impact would be acceptable. 
 
Loughton Town Council is particularly concerned about the potential for the proposal to give rise to 
excessive overlooking of neighbouring properties.  Overlooking of properties across public areas 
such as a street is not normally expected to give rise to any loss of privacy but this is one of the 
concerns raised.  The potential for such overlooking arises from the proposed front dormer 
windows.  Since they are set rear of the front elevation they are further away from properties on 
the opposite side of Englands Lane than the existing front elevation windows.  Furthermore, they 
are modest in size and a minimum distance of 21m would separate the dormers from the front 
elevation of houses opposite the site.  In the circumstances there is no potential for the front 
dormer windows to give rise to any excessive overlooking. 
 
Notwithstanding the size of windows in the proposed rear dormers, it would not be possible to 
overlook any part of the rear elevations of 2a Goldings Road from them and any views of the rear 
of 2b would be within a highly restricted angle.  There would be somewhat less oblique views of 
Hillside from the dormer proposed at 86 Englands Lane that would primarily take in the rear 
garden area of that house.  However, the rear elevation of the house is at least 21m from the 
position of the window in the proposed dormer and most of the potentially visible part of the rear 
garden is at least 16m away and set off to the east.  Views would be somewhat more than from 
existing first floor windows in the rear elevation of that house but would be obscured by trees in the 
rear garden of Hillside.  As a consequence, the proposed rear dormers would not give rise to an 
excessive degree of overlooking. 
 
Overall, the proposal would safeguard the living conditions of neighbouring properties and while 
the matters raised by the Town Council warrant careful consideration, the above analysis of the 
proposal demonstrates no excessive harm would be caused. 
 
Conclusion: 
 
The proposal would complement the appearance of this particular pair of houses and 
consequently would appear appropriate in the street scene.  Moreover, given the relationship with 
neighbouring properties their living conditions would not be harmed by the proposal.  In the 
circumstances the proposal complies with relevant policies listed above and it is recommended 
that planning permission be granted following the completion of an appropriate planning obligation.   
 
 
 
 
 
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: Stephan Solon 
Direct Line Telephone Number: 01992 564018 
 
or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
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Number: 
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Application Number: EPF/0444/12 
Site Name: 84 & 86 England's Lane, Loughton 

IG10 2QQ 
Scale of Plot: 1/1250 



Report Item No: 5 
 
APPLICATION No: EPF/1984/12 

 
SITE ADDRESS: Buckhurst Hill Football Club 

Roding Lane 
Buckhurst Hill 
Essex 
IG9 6BJ 
 

PARISH: Buckhurst Hill 
 

WARD: Buckhurst Hill East 
 

APPLICANT: Mr Graham Baldwin  
 

DESCRIPTION OF PROPOSAL: Replacement of the existing palisade fencing and gates with 
'Metal framed infill panels'. (Revised application) 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
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=542458 
 
CONDITIONS  
 
 

1 Within 3 calendar months of the date of this decision, the panels within the 
fence/gates hereby approved shall be replaced with green coloured metal framed 
mesh infill panels in accordance with the details submitted within the planning 
application. 
 

2 The development hereby permitted shall be removed from the site together with any 
associated materials within 2 years of the date of this decision unless otherwise 
agreed in writing by the Local Planning Authority. 
 

 
 
This application is before this Committee since the recommendation is for approval contrary to an 
objection from a local council which is material to the planning merits of the proposal (Pursuant to 
The Constitution, Part Three:  Planning Directorate – Delegation of Council function, Schedule 1, 
Appendix A.(g)) 
 
Description of Site:  
 
The site is on the southern side of Roding Lane. It forms one of two open fields demarcated by a 
ditch/ channel. The east side is used as a football ground with a pavilion and the west side is used 
as a playing field. 
 
Immediately east of the site is the River Roding. The surrounding area is predominantly used for 
recreational purposes. Across Roding Lane to the north is a designated public footpath; however, 
there is no designated public footpath across the subject site. There are new entrance gates that 
front onto Roding Lane with a thick hedgerow that runs along part of the front boundary to the 
road. 



 
The site is within Flood Zone 2 and 3 and is within the Green Belt.   
 
A section of green palisade fence (containing gates) has been erected at the vehicle access point 
from the site into Roding Lane, without planning permission having been granted.   
 
Description of Proposal:  
 
This application seeks planning permission for the retention of the existing unauthorised gates, but 
with some proposed alteration to their design.   
 
The application proposes the removal of the vertical struts from the palisade fencing/gates and 
provision of metal mesh infill panels.  As a result of the removal of the vertical struts, the overall 
height of the gates would be reduced by 40cm to 2m.   
 
During the course of the application, the Applicant has requested that planning permission be 
given for a limited period only, expiring after a period of two to three years.  This is because the 
Club has more ambitious long terms plans for the development of its facilities, concentrating on the 
playing field on the other side of the drainage channel.  Those ambitions for the Club include the 
provision of additional car parking on the other field (accessed from the existing authorised site 
entrance) and may negate the need for the second access point, which forms the subject of this 
application.   
 
In the meantime, the Club advises that the retention of a secure fence is necessary to safeguard 
all users of the site.  They explain that the site provides essential training sessions for local boys 
and girls ranging from 4-18 years and also senior football.   
 
Relevant History: 
 
EPF/1185/11.  Creation of an access bridge.  Approved 22/08/2011. 
 
EPF/2027/11.  Replace existing entrance gates.  Withdrawn prior to decision.   
 
EPF/2342/11.  Retention of the erection/installation of palisade fencing and gated entrance/exit to 
Football pitch area.  Refused planning permission for the following reason:  
 
The fencing and gates, due to its inappropriate height, design and position is unsightly and 
therefore harms the openness of this part of the Metropolitan Green Belt, contrary to policies CP2, 
GB2A and GB7A of the Adopted Local Plan. 
 
The above decision to refuse planning permission was subsequently upheld at appeal.   
 
EPF/1538/12.  Provision of new first team pitch, including fencing, floodlighting and spectator 
stands, improved car parking provision and refurbishment of existing changing pavilion.  
Withdrawn prior to decision being taken.   
 
Policies Applied: 
 
Adopted Local Plan and Alterations 
 
GB2A – Development in the Green Belt 
GB7A – Conspicuous Development  
CP1 – Achieving Sustainable Development Objectives 
CP2 – Protecting the Quality of the Rural and Built Environment 
DBE1 – Design of New Buildings 



ST4 – Highways Considerations 
LL11 – Landscaping Schemes 
 
Also relevant are the policies and planning principles contained within the National Planning Policy 
Framework (‘The Framework’).   
 
Summary of Representations: 
 
Notification of this application was sent to Buckhurst Hill Parish Council and to 6 neighbouring 
properties.   
 
The following representations have been received to date: 
 
BUCKHURST HILL PARISH COUNCIL.  Objection.  Height – too high.  Appearance – still 
industrial looking.  Would prefer an application where the gates are 1m high but appreciate 
security  
 
BUCKHURST HILL RESIDENTS SOCIETY.  Objection.  We very strongly object to this 
application.  The gates continue to be too high and obstruct views across the fields.  The proposed 
design is more industrial in appearance than the current spiked palisades and would be more 
appropriate in a prison environment.  The metal framed infill panels resemble cages used to 
restrain animals in zoos and are entirely inappropriate in a green belt environment.  This 
application does not address the points raised in the recent planning inspectors report. 
 
8 CASCADE ROAD.  Objection.  These gates are totally inappropriate for the green belt, being 
even more industrial in design, larger, more imposing and obscuring even more of the rural view 
than the previous one. They really look like gates to a prison establishment and would have a 
serious detrimental effect on openness and the character of the countryside.  The Inspector has 
already ruled that No Special Circumstance exists on this site to allow such a development and 
also that the height of the gates should be limited to 1 metre: “Despite the depth of the entrance, 
itself partly the result of the ditch running along the boundary, I consider the gates and fence to be 
“adjacent” to the road for this purpose. If proposed as ‘permitted development’ therefore they 
would be subject to the 1m limit.” This proposal is identical and I would argue worse than the 
previous one which has already gone to the inspector and been turned down and needs to be 
thrown out and the planning department needs to refer this to the enforcement section as soon as 
possible. 
  
Issues and Considerations:  
  
The main issues to be considered are the impacts of the altered gates and fence on the character 
and appearance of the area, in particular in relation to the open character and appearance of the 
Green Belt  Consideration will be given to the recent Inspector’s decision, which must be afforded 
weight when considering this application for a similar proposal.    For ease of reference, the 
Inspector’s decision is appended to this report.   
 
Appearance and impact on the Green Belt 
 
At paragraph 8 of the Inspector’s Decision, they clearly state that any form of gateway or fencing 
leading into the site would be bound to have some impact on openness, even if that impact was 
very limited.  The development is, therefore, defined as one which is inappropriate within the 
Green Belt.  Accordingly, for it to be approved it must be demonstrated that very special 
circumstances exist.   
 
The Inspector concluded at paragraph 13 that ‘the harm by reason of inappropriateness and loss 
of openness might well be outweighed by the need to secure the site’  the Inspector states that the 



reason they did not find that very special circumstances existed related to the design of the gates 
and fencing previously proposed.  The Inspector did, however, accept the need for the site to be 
kept secure from trespassers and damage.  At paragraph 10, the Inspector is specific regarding 
his concerns with his objections to the design of the boundary treatment – ‘it is neither their height, 
of itself, nor their position, which makes them unacceptable however, so much as their design, 
which is utilitarian at best and of a kind that might be expected around a secure compound, for 
example, or on an industrial estate…’.   
 
It is the view of the Planning Officer that the proposed alteration to the gate/fence which would 
reduce the overall height of the structure, remove the aggressive spiked upright struts and replace 
them with metal mesh infill panels, would reduce the harshness of the appearance of the gates, 
addressing previous concerns regarding their design.  Furthermore, the proposed finish would 
allow for less obstructive views of the playing fields, reducing (albeit not entirely eliminating) the 
impact on openness.   
 
A clear need for the erection of these gates to protect the security of the site and facilitate the 
recreational activities which occur within it exists, at least in the short term, whilst the Club’s longer 
term plans for the site are under review.  It is the view of the Planning Officer that following the 
proposed revisions, the continued retention of the gates would be justified as an exception to 
normal green belt policies of restraint, because of this need to secure the site.  However, given the 
uncertainty around the longer term need for these gates, it is recommended that any consent 
which is granted be limited to a period of 2 years, to allow for consideration to be given as to 
whether this need still exists, beyond that period.  
 
Matters Raised by Other Parties 
 
Height - Objections have been raised in relation to the height of the fence/gates and it has been 
suggested that the height of the structure should be reduced to 1m.  Contrary to the representation 
received by a local resident, the Inspector does not state that the structure should not exceed 1m, 
but comments at paragraph 4 that if the fence were to be erected as permitted development, its 
height would be limited to 1m.  Elsewhere the Inspector accepts the need to secure the site.  It is 
not considered by the Planning Officer that the suitable site security would be provided by a 
structure limited to 1m in height.  At paragraph 11 of their report the Inspector states’’ the gates 
and fencing should not be replaced with something ineffective just because it looks nice’.  The 
height of the existing unauthorised structure is proposed to be reduced from 2.4m to 2m.  It is 
considered that this reduction achieves a suitable balance between the need for security and the 
visual impact of the structure.   
 
Character – Within representations received from other parties, the fencing is likened to that which 
surrounds industrial sites, prisons and zoos.  It is the view of the Planning Officer that the design 
and character of the fencing now proposed would not be dissimilar to that which often surrounds 
school grounds and playing fields.  The design is, therefore considered appropriate to the current 
use of the site.   
 
Conclusion: 
 
In light of the above appraisal, it is considered that the retention of the gates/fence in the altered 
form proposed would be acceptable, for a limited period of two years pending consideration to 
their ongoing need following the formulation of plans or the development of the Club’s facilities 
within both the site and adjoining field.  It is, therefore recommended that planning permission be 
granted.   
 
 
 
 



 
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:   Mrs Katie Smith 
Direct Line Telephone Number:   (01992) 564109 
 
or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk  
 
 



 
Appendix 1: Appeal Decision – EPF/2342/11 
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Agenda Item 
Number: 

5 
Application Number: EPF/1984/12 
Site Name: Buckhurst Hill Football Club 

Roding Lane, Buckhurst Hill, IG9 6BJ 
Scale of Plot: 1/2500 



Report Item No: 6 
 
APPLICATION No: EPF/2214/12 

 
SITE ADDRESS: 5 Roding View 

Buckhurst Hill 
Essex 
IG9 6AF 
 

PARISH: Buckhurst Hill 
 

WARD: Buckhurst Hill East 
 

APPLICANT: Mr Dean Taylor 
 

DESCRIPTION OF PROPOSAL: Two storey and single storey side extension. 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
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=543381 
 
CONDITIONS  
 

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

2 Materials to be used for the external finishes of the proposed development, shall 
match those of the existing building, unless otherwise agreed in writing by the Local 
Planning Authority. 
 

 
 
This application is before this Committee since the recommendation is for approval contrary to an 
objection from a local council which is material to the planning merits of the proposal (Pursuant to 
The Constitution, Part Three:  Planning Directorate – Delegation of Council function, Schedule 1, 
Appendix A.(g)) 
 
Description of Site: 
 
The application site is a two-storey semi-detached house with detached garage separating the 
house from the southern site boundary.  The detached garage projects approximately 2.5m rear of 
the rear elevation of the house and is sited on the site boundary.  The application site is situated 
on the east side of Roding View, a short distance from its junction with Loughton Way.  The locality 
is characterised by a mix of two-storey house types, predominantly with hipped roofs. 
 
The neighbour to the south, 3 Roding View, is a detached house set at lower level.  Unusually, it 
has no windows serving habitable rooms in the rear elevation.  It has windows to habitable rooms 
in the north elevation facing the side boundary of the application site.  The rooms at the rear of the 
house (a bedroom at first floor and a kitchen at ground floor) are only served by windows in the 
north elevation. 
 



Description of Proposal:  
 
It is proposed to demolish the existing detached garage and erect a part single-storey, part two-
storey side extension. 
 
The extension would be set 500mm rear of the front elevation of the house.  At ground floor it 
would be set 1m from the site boundary with 3 Roding Road and align with the rear elevation of 
the existing house.  At first floor the extension would be set 2m from the site boundary with 3 
Roding Road and 1m forward of the rear elevation of the existing house.  The extension would 
have a hipped roof to both the ground and first floor elements that would match the pitch of the 
existing main roof.  The ridge of the first floor roof would be set below that of the existing main 
roof.   
 
Relevant History: 
 
EPF/0318/07 Two-storey side extension and basement garage. Refused on the basis of harm to 

the character and appearance of the locality and living conditions of 3 Roding View. 
EPF/2481/07 Two-storey side extension (Revised application). Refused on the basis of harm to 

the living conditions of 3 Roding View. 
 
Policies Applied: 
 
CP2  Quality of Rural and Built Environment 
DBE9  Loss of Amenity 
DBE10  Residential Extensions 
 
NPPF 
 
Consultation Carried Out and Summary of Representations Received   
 
Number of neighbours consulted. 11 
Site notice posted: No, not required 
Responses received: 
 
3 RODING VIEW, BUCKHURST HILL – Strong objection. 
 
“The impact of the proposed extensions with their close proximity to our property would be both 
intrusive and detrimental to our privacy. 
 
The only window of the main bedroom on the first floor would be obscured by the brick walls of the 
two storey and single storey side extensions which will be as little as approx 2.5 metres away from 
the side of our house.  This will seriously impact upon the amount of natural light that will enter the 
room, and also impair the view. 
 
With regards to the kitchen, our back door will open out on to a parallel brick wall, again as little as 
approx 2.5 metres away from the side of our house.  As a direct result all the windows and the 
back door within the kitchen will be denied any natural light that would otherwise be available in 
what is our main habitual room within the house.  Additionally the view from all the windows and 
the back door will be severely diminished, if not entirely obscured. 
 
Our garden will also be affected by the position of the proposed extension as the amount of natural 
light will be significantly reduced in what is the main communal area.” 
 



BUCKHURST HILL PARISH COUNCIL: - Objection 
 
Overdevelopment 
Lack of light amenity and impact on No 3 
Street scene is not in keeping with neighbouring property, the design would cause loss of 
symmetry. 
 
Main Issues and Considerations: 
 
The issues raised by the proposal are design and impact on the living conditions of neighbours. 
Existing off-street parking would be maintained in the front garden and the garage to be 
demolished is too small to accommodate a car therefore the proposal raises no parking issues. 
 
Design: 
 
By maintaining a short set-back from the front elevation and a lower ridge level the scale and bulk 
of the development would be subordinate to the existing house.  It would also maintain the visual 
integrity of the existing pair of semi-detached houses.  In terms of its detailing, the proposed 
extension would match that of the existing house.  External finishes are proposed to match and it 
would be necessary to secure that by condition if planning permission is granted. 
 
The subordinate design would assist in maintaining a smooth transition in roof heights between the 
existing house and the detached neighbour, 3 Roding View, since it allows for the fall in ground 
level between the two properties.  The ridge of the two-storey part of the extension would be close 
to that of 3 Roding View. 
 
The maintenance of a distance of 1m from the site boundary at ground floor together with a 
distance of 2m at first floor would ensure the proposal would not cause a terracing effect with 3 
Roding View and is in excess of the distance sought in the supporting text to Policy DBE10.  That 
is appropriate in this case where there is a difference in ground level between the two properties.  
The visual separation is further assisted by the following facts: 
 
• The house at 3 Roding View is set a minimum of 1m from the site boundary, increasing to 

some 2m to the rear since it is set at an angle to the application site  
• Due to their relative positions the front elevations of the houses at 3 and 5 Roding View are not 

in alignment 
• Both 3 Roding View and the proposed extension have hipped roofs. 
 
The proposal would therefore achieve a harmonious relationship between 3 and 5 Roding View 
and complement the design of the existing house.  As a consequence the proposed extension 
would safeguard the character and appearance of the locality. 
 
Living Conditions: 
 
The ability to achieve an extension of the dimensions proposed and maintain specified distances 
to the site boundary has been verified on site. 
 
The ground floor element of the proposal would not cause any excessive harm to the amenities of 
neighbours.  The impact of the ground floor element of the proposal on the amenities of 3 Roding 
View is not significantly greater than that of an existing 1.8m high fence on the site boundary and 
much less than that of the existing detached garage.  Indeed, a single-storey side addition 
projecting the same distance from the existing flank as the ground floor element could be 
constructed as permitted development. 
 



The only part of the proposal that could potentially cause harm to the living conditions of 
neighbours is the first floor component and its roof.  That would be set a distance of 2m from the 
site boundary with 3 Roding View and 1m forward of the rear elevation of the existing house.  As 
identified in the objections raised, the proposal would impact on outlook from the first floor 
bedroom window in the flank of 3 Roding View.  However, the greater part of the affected window, 
some two-thirds of its width, is sited rear of the rear wall of the first floor element of the proposal.  
The third of the window directly opposite the flank of the first floor element would be separated 
from it by a distance of at least 3.5m.  As a consequence of this relationship the proposal would 
maintain the clear views that window presently enjoys across the rear garden of the application 
site.  It is therefore found that outlook from the affected window would not be excessively harmed 
and there would certainly be no loss of light to that window. 
 
The first floor element of the proposal would not cause any excessive loss of light to the ground 
floor flank windows of 3 Roding View.  The greater impact would be from the nearer ground floor 
element and, as discussed above, that impact would not be excessive.  Moreover, it would not be 
appropriate to withhold consent for that reason in any event since, notwithstanding the neighbour’s 
objection, the affected ground floor windows do not serve habitable rooms. 
 
There would be no overlooking of 3 Roding View from the proposal since it would not contain any 
flank windows.  A rear facing first floor window would increase existing overlooking of the rearmost 
part of the back garden of 1 Roding View, but the degree of additional overlooking would not be 
excessive. 
 
Conclusion: 
 
The proposal overcomes the reasons for refusing previous proposals for two-storey side 
extensions in 2007.  The side extension is acceptable in design terms since it would complement 
the design of the existing house and safeguard the character and appearance of the locality.  
Furthermore, through careful design that limits the scale of the first floor element of the proposed 
extension the proposal would safeguard the living conditions of neighbouring properties.  As a 
consequence it complies with relevant planning policy and it is recommended that planning 
permission be granted  
 
 
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: Stephan Solon 
Direct Line Telephone Number: 01992 564018 
 
or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
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Agenda Item 
Number: 

6 
Application Number: EPF/2214/12 
Site Name: 5 Roding View, Buckhurst Hill 

IG9 6AF 
Scale of Plot: 1/1250 



Report Item No: 7 
 
APPLICATION No: EPF/2462/12 

 
SITE ADDRESS: 153A Princes Road  

Buckhurst Hill 
Essex  
IG9 5DS 
 

PARISH: Buckhurst Hill 
 

WARD: Buckhurst Hill West 
 

APPLICANT: Mr Tony Gladwell 
 

DESCRIPTION OF PROPOSAL: Change of use of vacant commercial building from B1/B8 
(Business/Storage) use to use as a dwelling, including 
provision of a north facing dormer window at first floor level 
and provision of courtyard garden and parking space. 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
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=544441 
 
CONDITIONS  
 
 

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

2 Materials to be used for the external finishes of the proposed development, shall 
match those of the existing building, unless otherwise agreed in writing by the Local 
Planning Authority. 
 

3 The development hereby permitted will be completed strictly in accordance with the 
approved four drawings numbered PAS/GLA/01 to PAS/GLA/04.  
 

4 Other than the openings shown on the plans hereby approved no more window or 
door openings shall be formed without the prior approval of the local planning 
authority. 
 

5 Prior to occupation of the proposed development the Developer shall be responsible 
for the provision and implementation of a Residential Travel Information Pack for 
sustainable transport approved by Essex County Council. 
 

6 The existing gates across the access road to the site shall be retained, or 
replacement gates provided in accordance with details to be approved by the local 
planning authority before any work commences on site. These gates shall thereafter 
be retained on a permanent basis. 
 

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 development generally permitted by virtue of  



Schedule 2, Part 1, Classes A, B and E shall be undertaken without the prior written 
permission of the Local Planning Authority. 
 

8 No development shall take place until a Phase 1 Land Contamination investigation 
has been carried out. A protocol for the investigation shall be submitted to and 
approved in writing by the Local Planning Authority before commencement of the 
Phase 1 investigation. The completed Phase 1 report shall be submitted to and 
approved by the Local Planning Authority prior to the commencement of any 
necessary Phase 2 investigation. The report shall assess potential risks to present 
and proposed humans, property including buildings, crops, livestock, pets, woodland 
and service lines and pipes, adjoining land, groundwaters and surface waters, 
ecological systems, archaeological sites and ancient monuments and the 
investigation must be conducted in accordance with DEFRA and the Environment 
Agency's "Model Procedures for the Management of Land Contamination, CLR 11", 
or any subsequent version or additional regulatory guidance.  
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the Phase 2 site investigation condition 
that follows] 
 

9 Should the Phase 1 Land Contamination preliminary risk assessment carried out 
under the above condition identify the presence of potentially unacceptable risks, no 
development shall take place until a Phase 2 site investigation has been carried out. 
A protocol for the investigation shall be submitted to and approved in writing by the 
Local Planning Authority before commencement of the Phase 2 investigation. The 
completed Phase 2 investigation report, together with any necessary outline 
remediation options, shall be submitted to and approved by the Local Planning 
Authority prior to any redevelopment or remediation works being carried out. The 
report shall assess potential risks to present and proposed humans, property 
including buildings, crops, livestock, pets, woodland and service lines and pipes, 
adjoining land, groundwaters and surface waters, ecological systems, 
archaeological sites and ancient monuments and the investigation must be 
conducted in accordance with DEFRA and the Environment Agency's "Model 
Procedures for the Management of Land Contamination, CLR 11", or any 
subsequent version or additional regulatory guidance.  
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the remediation scheme condition that 
follows] 
 

10 Should Land Contamination Remediation Works be identified as necessary under 
the above condition, no development shall take place until a detailed remediation 
scheme to bring the site to a condition suitable for the intended use has been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall be carried out in accordance with the approved remediation 
scheme unless otherwise agreed in writing by the Local Planning Authority. The 
remediation scheme must include all works to be undertaken, proposed remediation 
objectives and remediation criteria, timetable of works and site management 
procedures and any necessary long term maintenance and monitoring programme. 
The scheme must ensure that the site will not qualify as contaminated land under 
Part 2A of the Environmental Protection Act 1990 or any subsequent version, in 
relation to the intended use of the land after remediation.  
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the verification report condition that 
follows] 
 



11 Following completion of measures identified in the approved remediation scheme 
and prior to the first use or occupation of the development, a verification report that 
demonstrates the effectiveness of the remediation carried out must be produced 
together with any necessary monitoring and maintenance programme and copies of 
any waste transfer notes relating to exported and imported soils shall be submitted 
to the Local Planning Authority for approval in writing. The approved monitoring and 
maintenance programme shall be implemented.  
 

12 In the event that any evidence of potential contamination is found at any time when 
carrying out the approved development that was not previously identified in the 
approved Phase 2 report, it must be reported in writing immediately to the Local 
Planning Authority. An investigation and risk assessment must be undertaken in 
accordance with a methodology previously approved by the Local Planning 
Authority. Following completion of measures identified in the approved remediation 
scheme, a verification report must be prepared, which is subject to the approval in 
writing of the Local Planning Authority in accordance with the immediately above 
condition.   
 

 
 
This application is before this Committee because the recommendation for approval is contrary to 
a) more than two objections received from neighbours which are material to the planning merits of 
the proposal, and b) an objection from a local Council which is material to the planning merits of 
the proposal - (pursuant to the constitution, part three: planning directorate – delegation of council 
function, schedule 1, appendix A (f) and (g).   
 
Description of Site: 
 
A part one and part two storey workshop/commercial premises. It stands at the foot of an access 
road running between the residential properties of 153 and 155 Princes Road. This premises is an 
old and longstanding one, and despite a recent refurbishment it stands empty. The building is not 
listed nor does it lie in a conservation area.  
  
Description of Proposal: 
 
Change of use of vacant commercial building from B1/B8 (Business/Storage) use to use as a 
dwelling, including provision of a north facing dormer window at first floor level, and provision of 
courtyard garden and parking space.    
  
Relevant History:  
 
None. 
 
Policies Applied: 
 
DBE1 - Design 
DBE2/9 – Loss of amenity.           
H2A – Previously developed land 
E4A – Protection of employment sites 
ST4 – Road safety. 
ST6 – Vehicle parking. 
National Planning Policy Framework. 
 



Summary of Representations: 
 
BUCKHURST HILL PARISH COUNCIL – Strongly object – inappropriate use of site, insufficient 
amenity space eg garden, hazardous access, lack of practical parking.  
  
NEIGHBOURS – 22 properties consulted and 5 replies received:-. 
 
153, PRINCES ROAD - object – the premises historically has been accessed from an 
interconnecting doorway to 156 Queens Road but now it is proposed to access the site by foot and 
car from Princes Road – however this is unlawful and there is no right of way. The access road is 
not wide enough to allow a car to pass a pedestrian safely. Contrary to details supplied in the 
application the site has only been marketed for a short period of time in early 2013. My house 
adjoins the access road to the site and hence any vehicular pedestrian movement will cause 
excessive disturbance and loss of privacy. The bedroom on the first floor will overlook my property. 
The site is too small to accommodate a dwelling and associated garden space, refuse area and 
parking area. We are concerned at light pollution, and the proposed dwelling will be too close to 
our gardens and home. 
 
155, PRINCES ROAD – object – The shared access runs all the way down the side of my house 
so there will be constant disturbance, and there will be more risk of burglaries. Noise from the 
courtyard will be loud and close to my children’s bedrooms. The access road is shared by myself 
and the owners of this building. I would prefer a commercial use compared to a 24/7 residential 
use. My predecessor erected gates across the access road to improve security (with the 
agreement of others) but this security could well be lost with new residents. Recycling bins would 
either have to be sited alongside my house or dragged along the access road. A commercial 
B1/B8 use is a preferable use which is likely to have set Mon to Fri hours of operation. 
 
155A, PRINCES ROAD – contrary to the impression given in the details supplied with the 
application this access road has not been used for over 9 years except during the recent 
refurbishment. We have no objection to the change if use to a dwelling but would object if parking 
is allowed in the access road causing noise to our gardens. We are also concerned about means 
of escape, there is no vehicular turning area, and cars would have to be reversed which is 
unacceptable and dangerous.  
 
ESSEX COUNTY COUNCIL HIGHWAYS – No objections subject to condition requiring that a 
residential travel information pack for sustainable transport be provided to the Council before the 
dwelling is occupied. 
 
Issues and Considerations: 
 
The proposed dwelling would contain a living room, kitchen diner, 2 bedrooms, (one on the smaller 
first floor section of the building) a courtyard garden area of 40 sq.m, and space for parking of one 
car alongside the building. The application forms certify that the applicant is the owner of the 
access road leading to the site and hence further car parking is available if the need arose. 
 
Principle of change of use to a dwelling 
 
Although the premises have been vacant for a long period they still retain use rights as a workshop 
or commercial unit. Given the backland nature of the site reuse for commercial purposes could 
well give rise to noise nuisance to residents and there would in fact be no control over the hours 
and days of any new commercial use. Moreover any van or lorry attracted to a commercial use 
would find it difficult to manoeuvre in the access road and would be likely to cause noise nuisance 
and/or on street parking. For these reasons the proposed loss of potential employment is 
satisfactory, and the requirements of policy E4A, relating to residential use of redundant 
employment sites are met. 



  
Amenity issues and other concerns of neighbours 
 
It is acknowledged that this site has been unused and hence quiet for a long time, and hence 
adjoining residents are concerned about a new use which could cause noise and disturbance. 
However, the use rights for commercial/workshop use have not been extinguished, and on 
balance it is considered that reuse as a dwelling rather than a commercial use would cause less 
nuisance to nearby homes. 
 
Contrary to what one objector states there is no bedroom window facing south overlooking the 
gardens of the Princes Road houses. In fact there are no windows at all in this south elevation. A 
dormer window is proposed to provide better headroom in the upstairs bedroom but this window 
faces north over the recently approved gymnasium premises at the rear of 156 Queens Road. 
There is one existing window that faces east over commercial properties and rear sections of 
gardens, and the use of this window to provide light to a proposed bedroom will not give rise to 
significant loss of privacy. 
 
A garden are of 40 sq m is proposed in the courtyard area and this is regarded as satisfactory for 
this small dwelling. This sheltered courtyard garden will be sited a minimum of 23m away from the 
rears of houses in Princes Road, and objectors concerns over noise nuisance to their homes and 
gardens is not shared. 
 
In terms of security there is an existing security gate across access road behind the line of the 
front walls of the adjoining houses of 155 and 153. This gate was apparently erected by a previous 
owner of 153 with the agreement of the owner of the application premises. It would seem logical 
that the new occupants of any dwelling to be created in 153a would wish to retain this gate and 
ensure it is locked in order to prevent unauthorised access. To this end a condition is proposed 
requiring the retention of this gate or a similar replacement. In this context the security concerns 
raised by objectors are in part addressed, and indeed the security risk would be greater if the 
premises were used for commercial purposes and occupied by a number of staff and potential 
visitors. 
 
Other Matters 
 
Land Contamination – due to the former industrial uses of the site there is potential for the 
existence of contaminated land.  This may be dealt with by the imposition of standard planning 
conditions requiring investigation and the undertaking of any necessary remediation/mitigation 
works.   
 
Refuse – Concern has been raised regarding the arrangements for the collection of refuse from 
the dwelling.  As stated, refuse would need to be brought down to the street edge.  This would be 
similar to arrangements for other backland dwellings and also if the site continued in industrial 
use,.  It is not, therefore considered that this is justification for withholding planning permission.   
 
Future development – the physical constraints of the site are such that it could not accommodate 
extensions to the building without there being considerable potential for harm.  It is, therefore 
considered necessary that if permission is given for the change of use to a dwelling, the dwelling 
does not benefit from permitted development rights that would enable extensions, roof extensions 
or the addition of outbuildings.   
 
Conclusions: 
 
In planning terms this building still retains an established workshop or commercial usage.  Change 
of use to a residential dwelling is likely to cause less noise and nuisance to adjoining residents 
than reuse by a commercial or industrial firm – particularly in terms of vehicular generation and 



manoeuvring. The design of the proposal does not give rise to any appreciable loss of privacy. The 
dwelling would be located in a sustainable location and makes good use of a poorly located 
commercial building. Finally there are examples of similar backland dwellings on nearby sites in 
Princes Road – indeed at the rear of no.99 there are 5 dwellings serviced by an access road 
narrower than the access road on this application site. In conclusion the proposal complies with 
the NPPF and relevant local plan policies, and planning permission, subject to conditions, is 
recommended.  
 
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: David Baker 
Direct Line Telephone Number: 01992 564514 
 
or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk  
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Report Item No: 8 
 
APPLICATION No: EPF/0136/13 

 
SITE ADDRESS: 212 Manor Road 

Chigwell 
Essex 
IG7 4JX 
 

PARISH: Chigwell 
 

WARD: Grange Hill 
 

APPLICANT: Mr Mark Bacon 
 

DESCRIPTION OF PROPOSAL: Reserved matters for 68 residential units (52 affordable) 
including public open space pursuant to outline planning 
permission granted under application EPF/1399/09. (Revised 
application) 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
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=545156 
 
CONDITIONS  
 

1 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: Dwg No: 12-2155:   001; 002 Rev.P; 003 Rev. E; 004 Rev. 
G; 005 Rev. E; 006 Rev. E; 007 Rev. E; 008 Rev.E; 009 Rev. B; 010 Rev. B; 010.1; 
011 Rev. B; 012 Rev. B; 012.1; 013 Rev. A; 013.1; 014 Rev. A; 015 Rev. B; 015.1 
Rev. A; 016; 017 Rev.B; 017 Rev. B; 018 Rev. A; 019 Rev.A; 020 Rev. A; 021; 022 
Rev. B; 023 Rev. A; 023.1 Rev. B024 Rev. B; 025 Rev. B; 026 Rev. B; 027 Rev. A; 
028 Rev. A; 30 Rev. A; 031 Rev. A; 032 Rev. B; 033 Rev. B; 034 Rev.B; 035 Rev. 
C; 036 Rev. C; 037 Rev.E; 038 Rev. E; 039 Rev. E; 040 Rev. E; 041 Rev. F; 050 
Rev.D; 051 Rev. D; 052 Rev. D; 053 Rev. D; 054 Rev. C; 055 Rev. C; 060 Rev. A; 
061 Rev. A; 062 Rev. A; 063  
 

2 No development shall take place, including any works of demolition, until a 
Construction Method Statement has been submitted to, and approved in writing by, 
the Local Planning Authority. The approved Statement shall be adhered to 
throughout the construction period. The Statement shall provide for: 
 
1. The parking of vehicles of site operatives and visitors 
2. Loading and unloading of plant and materials 
3. Storage of plant and materials used in constructing the development 
4. The erection and maintenance of security hoarding including decorative displays 
and facilities for public viewing, where appropriate 
5. Measures to control the emission of dust and dirt during construction, including 
wheel washing 
6. A scheme for recycling/disposing of waste resulting from demolition and 
construction works. 
 



3 Prior to the first occupation of any dwelling hereby permitted, details of boundary 
screen walls and fences shall be submitted to the Local Planning Authority for 
approval in writing.   
 

4 No external lighting shall be erected within the site without the prior written approval 
of the Local Planning Authority.   
 

5 Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 1995 as amended (or any other order revoking, further 
amending or re-enacting that order) no extensions or outbuildings generally 
permitted by virtue of Schedule 2, Part 1, Classes A and E shall be undertaken 
without the prior written permission of the Local Planning Authority. 
 

 
This application is before this Committee since it is an application for major commercial and other 
developments, (e.g. developments of significant scale and/or wide concern) and is recommended 
for approval (Pursuant to The Constitution, Part Three:  Planning Directorate – Delegation of 
Council function, Schedule 1, Appendix A.(c)) 
 
Description of Site:  
   
The application site is previously developed land within the Green Belt, accommodating part of the 
Jennykings Garden Centre.  The site is bounded by Manor Road to the south, the Central Line 
railway to the west and Froghall Lane to the east.  The site has recently been cleared in 
preparation for development and now contains no significant trees or landscaping.  The land 
across the site is generally level, but with a slight decrease towards the Froghall Lane boundary.   
 
Description of Proposal:  
 
This application seeks the approval of reserved matters relating to an outline planning permission 
for a residential development comprising 68 dwellings. 
 
The submitted plans detail a dwelling mix of 52 affordable dwellings  (22 x 2 bed flats, 18 x 2 bed 
houses and 12 x 3 bed houses) and 16 private market dwellings (8 x 3 bed houses, 3 x 4 bed 
houses and 5 x 5 bed houses).   
 
Also proposed are a total of 79 car parking spaces (provided both to the front of dwellings and 
within car courts) and an area of public open space of approximately 367m². 
 
The apartment block located to the front of the site (adjacent to Manor Road) would be two storeys 
in height, as would most of the dwellings – although the dwellings facing towards the internal 
estate road would be 2.5 storeys in height.  The two apartment blocks located at the rear of the 
site would be three and four storeys in height.   
 
Relevant History: 
 
EPF/1399/09.   Outline planning permission for 68 residential units (52 affordable) including public 
open space with all matters reserved except access.  Planning permission (subject to S106 
obligations) granted 12/10/2012.   
 
Policies Applied: 
 
Adopted Local Plan and Alterations 
HC12 – Development Affecting the Setting of a Listed Building 
GB2A – Development in the Green Belt 



GB7A – Conspicuous Development  
GB16 – Affordable Housing 
H2A – Previously Developed Land 
H3A – Housing Density 
H4A – Dwelling Mix  
H5A – Provision for Affordable Housing 
H6A – Site Thresholds for Affordable Housing 
H7A – Levels of Affordable Housing 
CP1 – Achieving Sustainable Development Objectives 
CP2 – Protecting the Quality of the Rural and Built Environment 
CP3 – New Development 
CP4 – Energy Conservation 
CP5 – Sustainable Building 
CP6 – Achieving Sustainable Urban Development Patterns 
CP7 – Urban Form and Quality 
CP8 – Sustainable Economic Development 
DBE1 – Design of New Buildings 
DBE2 – Impact of New Buildings 
DBE5 – Design and Layout 
DBE8 – Amenity Space Provision 
ST1 – Location of Development 
ST2 – Accessibility of Development 
ST4 – Highways Considerations 
ST6 – Car Parking Standards  
LL11 – Landscaping Schemes 
E4A – Protection of Employment Sites  
 
Also relevant are the policies and planning principles contained within the National Planning Policy 
Framework (‘The Framework’).   
 
Summary of Representations: 
 
Notification of this application was sent to Chigwell Parish Council and to 38 neighbouring 
properties and a site notice has been displayed outside the site.     
 
This report has been prepared in advance of the closure of the public consultation (27th February), 
but the following representations have been received to date: 
 
CHIGWELL PARISH COUNCIL.  No objection.  The Council has No Objection to this application 
on the understanding that the permission is required for the change in layout to accommodate the 
movements of the waste disposal vehicles.   
 
Any additional comments received will be verbally reported to the Committee at the meeting. 
 
Issues and Considerations:  
  
The approval of the outline planning application established the principle of this residential 
development within this site.   
 
Accordingly, the main issues for consideration are the design of the proposed development, the 
standard of amenity that will be enjoyed by the future occupiers of the dwellings, parking and 
highway safety and proposed landscaping/ amenity space.   
 



Design 
The layout of the proposed development would be such that the front block, which would front 
Manor Road, would be two storeys in height and designed to resemble a dwelling.  It is intended 
that this block would complement the design of the three blocks approved to the front of the 
adjacent development site, thereby creating a new section of street frontage that has a unified 
appearance.   
 
The layout of the main part of the development would be largely dominated by the main section of 
estate road, which would run through its length.  However, this would curve around slightly 
towards the left-hand side of the site, adding some prominence to the central section of public 
open space. 
 
Beyond the public open space would be a row of four detached dwellings which would front onto 
the open space/estate road.  The single detached dwelling at plot 68 would also face onto the 
estate road, but remaining buildings along the sides of the road would be the ends of terraces 
along with two of the apartment blocks.  However the end walls of the terraces would generally 
(with the exception of plot no. 67) contain windows and doors and as a result would contribute to 
creating an attractive street frontage, rather than include a number of unarticulated blank walls.  
Boundary treatment along the edge of the road screening areas of private amenity space would be 
softened by planting.  Lengthy street scenes would be visually broken by changes in external 
materials, within the proposed palette of buff and red brick, render and weatherboarding.   
 
The height, scale and density of the development are considered appropriate to its urban setting.   
 
Residential Amenity 
 
The habitable rooms of all dwellings within the proposed development would achieve adequate 
levels of natural light and outlook.   
 
The development would, however, be quite tight and as a result distances between habitable room 
windows would be less than usually sought, for example back-to-back distances of 16m (at 
minimum) between plots 3-5 and 6-10; 19m between plots 57-61 and 48-52; and 19m between 
plots 11-15 and 16-20.  Distances between the fronts of dwellings would be tighter still (between 
12.8m and 17.5m) although this is not uncommon for the fronts of dwellings.  The closest 
relationship would be between flats in Apartment Block 2 which would have balconies some 12.8m 
from a bedroom window in the dwelling of plot 16 (although this would also have a window in the 
flank elevation, so need not be clear glazed) and similarly between the balcony of a flat in 
Apartment Block 3 and a bedroom window in the dwelling on Plot 50.  Whilst these relationships 
would be tight, due to the situation of these windows within the front (public) elevation of the 
dwelling, it is considered that a satisfactory level of amenity would be achieved.  The relationships 
are, therefore, considered acceptable. 
 
The sizes of private amenity areas would vary within the development, with the smaller gardens 
serving plots 33-39 and 52-60.  The shorter plots would be only 7.5 metres in depth (which on 
some plot widths of 5.6 metres would give a garden area of only 42m².  Whilst this falls bellow the 
standard within the Local Plan for a two bedroom dwelling, it would create a usable area of space 
to be enjoyed by the occupiers of the dwelling.   
 
Parking/Highways 
 
The development would provide a total of 82 car parking spaces for the 68 dwellings, which given 
the sustainable location of the site close to a London Underground Station and local services is 
considered acceptable.   
 



Following the withdrawal of the previous application for reserved matters approval, the layout of 
the development has been changed to accommodate concerns raised by County Highways.  
These concerns have now been addressed and, subject to confirmation from the landowner that 
they accept liability for the Council’s contractors to collect refuse via private roads, Waste 
Management are satisfied with the proposed layout.  An acceptable letter has been received.   
 
Landscaping/ Public Amenity Space 
 
The proposed development would benefit from the centrally positioned area of public open space, 
which at 367m² exceeds the developer’s obligation contained within the Section 106 legal 
agreement that an area of at least 290m² is provided.  Also of importance are the areas of green 
verge along the sides and junctions of the estate road, as these serve to soften the appearance of 
the proposed development.  In addition to the area of public open space, communal amenity areas 
would also be provided to the rear of the larger apartment blocks (approximately 120m² to the rear 
of Apartment Block 2 and 50m² to the rear of Apartment Block 3).  In addition flats within the fronts 
of these blocks and also within Apartment Block 1 would have access to a private balcony area.  
 
Landscaping for the development has been approved under planning conditions imposed on the 
outline planning permission and its implementation is required by that condition.    
 
Other Matters 
 
Other Matters including approval of the materials used within the development, flood risk 
measures and ecological works are being separately considered under planning conditions 
imposed on the outline planning permission.   
 
Conclusion: 
 
In light of the above appraisal, it is considered that the proposed detail for the residential 
development of this site is acceptable.  It is fairly high density, but does not exceed the number of 
dwellings approved on the outline proposal.  Back-to-back distances between dwellings are 
significantly below those recommended within the Essex Design Guide, but not unacceptable 
given that this is a new housing development and therefore there is no reduction to any existing 
amenity levels.  The layout is considered preferable to alternatives for providing this level of 
housing through a development containing a greater proportion of flats rather than the mix of flats 
and houses that is proposed.  The development would have an acceptable appearance through 
the varied design of dwellings within the development and its appearance would be enhanced by 
the proposed provision of public amenity/open space.  The layout of the estate road has been 
altered to meet the requirements of County Highways.   
 
It is, therefore recommended that planning permission be granted.  In addition to those planning 
conditions attached to the outline permission, additional conditions restricting the hours of 
construction/installation of wheel washing facilities etc; the erection of boundary treatments 
between dwellings and the provision of external lighting are also necessary.  Furthermore, due to 
the high density of the development proposed, it is necessary to limit the permitted development 
rights which would allow dwellings on smaller plots to be extended without planning permission, in 
order to protect the amenities of neighbouring residents and to ensure suitable sized gardens are 
retained.   
 



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:   Mrs Katie Smith 
Direct Line Telephone Number:   (01992) 564109 
 
or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk  
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