
Report Item No: 1 
 
APPLICATION No: EPF/1843/06 

 
SITE ADDRESS: 64 & 66 North Street 

Nazeing 
Essex 
EN9 2NW 
 

PARISH: Nazeing 
 

APPLICANT: FPI Nazeing) Ltd 
 

DESCRIPTION OF PROPOSAL: Amendments to RES/EPF/2321/04 for erection of a GP 
surgery with reduced no. of spaces for surgery car park from 
ten to eight. 
 

RECOMMENDED DECISION: GRANT 
 
CONDITIONS  
 

1 Details of the types and colours of the external finishes shall be submitted for 
approval by the Local Planning Authority in writing prior to the commencement of the 
development, and the development shall be implemented in accordance with such 
approved details. 
 

2 Prior to first occupation of the building hereby approved the proposed door opening 
in the northern elevation shall be obscured glazed, and permanently retained in that 
condition. 
 

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

4 Notwithstanding the provision of the Town and Country Planning General Permitted 
Development Order 1995 (or of any equivalent provisions of any Statutory 
Instrument revoking or re-enacting that Order) no enclosure or balcony shall be 
formed at any time on the roof of the extension hereby approved without the prior 
written approval of the Local Planning Authority. 
 

5 The development, including site clearance, must not commence until a scheme of 
landscaping and a statement of the methods of its implementation have been 
submitted to the Local Planning Authority and approved in writing. The approved 
scheme shall be implemented within the first planting season following the 
completion of the development hereby approved.  
 
The scheme must include details of the proposed planting including a plan, details of 
species, stock sizes and numbers/densities where appropriate, and include a 
timetable for its implementation.  If any plant dies, becomes diseased or fails to 
thrive within a period of 5 years from the date of planting, or is removed, uprooted or 
destroyed, it must be replaced by another plant of the same kind and size and at the 
same place, unless the Local Planning Authority agrees to a variation beforehand, 



and in writing. 
 
The statement must include details of all the means by which successful 
establishment of the scheme will be ensured, including preparation of the planting 
area, planting methods, watering, weeding, mulching, use of stakes and ties, plant 
protection and aftercare.  It must also include details of the supervision of the 
planting and liaison with the Local Planning Authority. 
 
The landscaping must be carried out in accordance with the agreed scheme and 
statement, unless the Local Planning Authority has given its prior written consent to 
any variation. 
 
  

6 No development shall take place until details of earthworks have been submitted to 
and approved in writing by the Local Planning Authority.  These details shall include 
the proposed grading and mounding of land areas including the levels and contours 
to be formed, showing the relationship of the proposed mounding to existing 
vegetation and surrounding landform.  Development shall be carried out in 
accordance with the approved details. 
 

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

8 No planting within the sight line across the site shall occur. 

9 The door opening in the northern flank shall only be used as a means of emergency 
escape and not as a general entrance/exit. 
 

10 The hours of operation for the surgery shall be: 
 Monday to Friday 07.30 - 19.00 
 Saturday  09.00 - 14.00 
 Sunday and Bank Holidays - not open 
 

11 All construction/demolition works and ancillary operations (which include deliveries 
and other commercial vehicles to and from the site) which are audible at the 
boundary of noise sensitive premises, shall only take place on site 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 Bank Holidays unless otherwise agreed in 
writing by the Local Planning Authority. 
 

12 No bonfires shall be permitted on site throughout the demolition and construction 
phase of the development. 
 

13 The rating level of noise (as defined by BS4142:1996) emitted from the Plant room 
and any other air conditioning, condenser units, mechanical plant shall not exceed 
5dB(A) above the prevailing background noise level.  The measurement position 
and assessment shall be made according to BS4142:1997. 
 
 

14 The premises shall be used solely as a doctors surgery and health clinic and for no 
other purpose (including any other purpose in Class D1 of the Schedule to the Town 
& Country Planning (Use Classes) Order 1987, or in any provision equivalent to that 



Class in any Statutory Instrument revoking or re-enacting that Order,. 
 

 
 
 
Description of Proposal:  
 
This application seeks amendments to approved layout of car park for doctor’s surgery granted 
planning permission on 23 March 2005, ref. RES/EPF/2321/04.  It is proposed to reduce the 
number of spaces for surgery car park from ten to eight. 
 
 
Description of Site:  
 

The site is located on the eastern edge of North Street, Nazeing.  The site is occupied by two 
semi-detached houses on a rectangular plot in the urban area of Nazeing.  The site is not used but 
was previously used as housing for Police Officers and a Police Office.  Planning permission has 
been granted to redevelop the site to provide a doctor’s surgery. 

 
The surrounding area is residential with semi-detached and detached dwellings surround the site.  
 
 
Relevant History: 
 
EPF/0029/04: - Outline application for demolition of police houses and erection of GP Surgery.  
Approved 
 
RES/EPF/2321/04: - Reserved matters application for the demolition of police station and houses, 
and erection of G.P. surgery.  Approved 
 
 
Policies Applied: 
 
Structure Plan 
None relevant 
 
Local Plan Alterations 
ST4 – Road Safety 
ST6 – Vehicle Parking  
 
 
Issues and Considerations:  
 
The main issue here is whether the proposal would result in an appropriate amount of off-street 
parking spaces for the approved surgery and if it is not, whether any harm caused is outweighed 
by the benefit of securing the provision of purpose built medical facilities in Nazeing. 
 
At the outline and reserved application stage, the Highway Authority did not have any objection to 
the provision of 10 parking spaces.   
 
The car parking area would be situated at the front of the approved building.  In support of their 
application the applicants explain that two of the parking spaces previously approved would be on 
land that is currently a grassed verge to North Street that is part of the public highway.  They say 



the extent of the Highway has only been established since the details of the development as a 
whole were approved.  The parking spaces affected cannot, therefore, be provided without the 
consent of the Highway Authority, which would require a Highway Stopping Up Order.  Although 
this might be given, this is uncertain and would in any event take some time to secure.  Because of 
the amount of time it is likely to take to secure the land, a requirement for the provision of the two 
parking spaces would result in a long delay in the implementation of the approved surgery.  It 
would also result in a continued requirement for the practice to operate from a temporary building 
at the junction of Paynes Lane with Nazeing Road.  The applicants also say that site and funding 
is also unlikely to be available in the long term and securing this amendment will allow the 
development to progress in the near future. 

 
When the original outline planning application for the redevelopment of the site to provide a 
surgery was submitted the applicants pointed out that the Primary Care Trust has been hoping to 
develop a permanent facility in Nazeing for some time since the nearest permanent facilities 
available to residents of Nazeing and Roydon are in Broxbourne and Harlow.  Since then the 
temporary surgery at Paynes Lane has been provided but this is not considered to be a 
satisfactory long term solution because it is inappropriate development in the Green Belt, is 
situated on land at risk from flooding and is not adequately accessible by a variety of modes of 
transport including by foot.  The need for a permanent facility without those drawbacks continues 
to exist. 
 
Objections has been raised to this development by the Highway Authority on the basis that the 
reduced level of parking provision may result in vehicles being parked on the Highway leading to 
conflict and interference with the passage of through vehicles to the detriment of highway safety.  
In response to that objection the applicants reiterate their case for the development and went on to 
say that they will progress an application with Essex County Council to secure the land for the 
parking spaces once the scheme is secured on the reduced parking basis. 
 
Adopted vehicle parking standards for surgeries are a maximum of 1 space per full-time staff 
members and 2 spaces per consulting room.  The approved surgery building would have the 
equivalent of 4 consulting rooms (2 consulting rooms and 2 nurses rooms).  In addition there 
would be 2 treatment/minor operations rooms, a reception, practice manager/admin, interview and 
meeting rooms.  In support of the reserved matters application the applicants said the expected 
maximum number of staff on duty would be 6 and the maximum foreseeable staffing level would 
be 8.  This translates to the maximum number of parking spaces that should be provided for the 
development is between 14 and 16 spaces. 
 
The proposal is therefore for a level of off-street parking provision below the maximum permitted.  
There is no minimum level of parking provision required by the adopted standards.  This part of 
North Street also an urban road subject to a 30mph speed limit with no parking restrictions.  It is 
not unusual for cars to park on urban roads in such situations and therefore it is considered that 
the objection on highway safety grounds is weak and unsubstantiated.  Set against the accepted 
wider community need for the development, the reduction in the level of car parking provision 
proposed is considered to be acceptable. 
 
Conclusion: 
 
The reduction in the amount of off-street parking provision proposed is in accordance with adopted 
vehicle parking standards.  Some on-street parking would be generated by the approved surgery 
and the demand for it would increase by 2 cars as a result of this proposal, however, since this 
part of North Street is an urban road with a low speed limit and no parking restriction, the need for 
on-street parking is not unacceptable.  Given the size of the approved surgery this would not result 
in a demand for on-street parking that could not be accommodated.  The threat to the 
implementation of the approved surgery is real and in the circumstances the acknowledged need 



for the development is outweighs the possibility that the loss of 2 off-street parking spaces might 
be prejudicial to highway safety.  Furthermore, the objection raised is not substantiated.  
Accordingly, planning permission should be granted. 
 
 

SUMMARY OF REPRESENTATIONS  
 
NAZEING PARISH COUNCIL – Concerned in the reduction of parking space, North Street is a 
busy road and any parking on the highway could be dangerous.  Object to the reduction of parking 
spaces. 
89 NORTH STREET – Concerned only 8 car parking spaces will be available for staff and 
patients, North Street is a busy area and this will provoke people to park in the street who are 
visiting the site, even 10 spaces would not be enough yet alone 8. 
72 NORTH STREET – Object to the reduction of car parking space as the parking space will not 
be enough for staff, sick and old patients will be less likely to walk and will use their cars, the road 
has recently had a number of accidents due to the high speeds of the vehicles, commercial lorries 
use North Street to turn around and the area at the rear of the site could be used as further 
parking space.  
60 NORTH STREET – Concerned and object to the proposed reduction of car parking spaces for 
the proposed surgery.  Locals are concerned with the huge parking problems with this proposal; 
the 10 spaces were already inadequate.  Concerned about the possible parking on the highway or 
on neighbouring residents’ property. 
87 NORTH STREET – Object to the proposal as the local residents opposed the 10 parking 
spaces in the first instance and reducing to 8 is unacceptable. Some of the spaces will be taken by 
staff of which only a few will be left for patients.  If patients or visitors cannot park in the allocated 
parking space, they will park on the road.  North Street has been in the news lately with the 
constant stream of HGV’s and speeding cars.  Road safety should be taken into consideration. 
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Agenda Item 
Number: 

1 

Application Number: EPF/1843/06 

Site Name: 64 and 66, North Street, Nazeing 

Scale of Plot: 1/1250 



Report Item No: 2 
 
APPLICATION No: EPF/1908/06 

 
SITE ADDRESS: Land rear of Pecks Hill/Maplecroft Lane 

Peck's Hill 
Nazeing 
Waltham Abbey 
Essex 
 

PARISH: Nazeing 
 

APPLICANT: Mrs Frances Hodge 
 

DESCRIPTION OF PROPOSAL: Erection of two loose boxes for horse stabling. (Revised 
application) 
 

RECOMMENDED DECISION: GRANT 
 
CONDITIONS  
 

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

2 The stables hereby permitted shall only be used for the accommodation of 2 horses 
or ponies for private use by the owner of the stables and shall not be used in 
connection with any business use. 
 

3 Prior to commencement of the development hereby permitted, adequate provision 
for drainage shall be provided in accordance with details previously submitted to and 
approved by the Local Planning Authority.  Such details shall include details of the 
design and location of manure stores.  The approved drainage details shall be 
retained unless otherwise agreed in writing by the Local Planning Authority. 
 

4 The development shall not be commenced until details of the means of access to 
the development from Maplecroft Lane has been submitted to and approved in 
writing by the Local Planning Authority.  The building shall not be used until the 
approved details have been implemented.  The details of the access including its 
surface shall not vary from the details approved unless otherwise agreed in writing 
by the Local Planning Authority. 
 

5 The building hereby approved shall not be used for keeping animals until  details of 
a walled manure store have been submitted to and approved in writing by the Local 
Planning Authority and the approved store constructed.  Manure shall not be stored 
on the land other than in the approved manure store.  The approved manure store 
shall be retained on the land unless otherwise agreed in writing by the Local 
Planning Authority. 
 

 
 
 
 
 
 



Description of Proposal: 
 
This revised application seeks planning permission for the erection of a stable building forming 2 
loose boxes measuring a total of 22m² in floor area. 
 
The building as a whole would measure 7.3 x 3.6 mm.  It would have a slack gabled roof 
incorporating a canopy that would project 1.2m from the front wall of the building.  The building 
would and have a ridge height of 3m while the eaves would be 2.2m high. 
 
The scheme also proposes the formation of a new vehicular crossing from Maplecroft Lane and 
new accessway adjoining those serving 17 Maplecroft Lane together with an associated vehicle 
turning area immediately to the west of the stables. 
 
 
Description of Site: 
 
The site area measures some 4400m² and forms an L – shape around the curtilage of number 17 
Maplecroft Lane.  It is used as a grassed field. 
 
This site is situated within the Metropolitan Green Belt, with the rear gardens of those properties in 
Maplecroft Lane just outside. 
 
 
Relevant History: 
 
Various enforcement investigations regarding the access to this site, in which excavations were 
begun without obtaining planning permission.  The access driveway was subsequently not 
implemented and enforcement investigations concluded planning permission not required provided 
the access was not completed. 
 
EPF/1120/06- Erection of 2 loose boxes for horse stabling - Refused 
 
 
Policies Applied: 
 

Southend on Sea and Essex Structure Plan 
C2- Development within the Metropolitan Green Belt 
CS2- Protecting and managing the built environment 
 

Local Plan Policy 
GB2A - General Constraint 
DBE4 - Development in the Green Belt 
DBE9 – Impact on amenity and neighbouring properties 
RST4 - Horse-keeping 
RST5 - Stables 
 
 
Issues and Considerations: 

 
The key issues for consideration relevant to this proposal are the acceptability of the stable 
building in terms of the Green Belt location, the suitability of this area of land for the keeping of 2 



horses, the impact upon the amenities of neighbouring properties and highway considerations.  In 
addition, whether the previous reasons for refusal have been addressed in this revised application. 

Green Belt Considerations 
 
Green Belt policy as set out in the Development Plan and PPG2 states that, in principle, small-
scale buildings for use in association with sport and recreation is not inappropriate development 
within the Metropolitan Green Belt.  These stables are small in size and from a visual impact 
perspective, would not detract from the open character of the Green Belt.  Whilst the Parish 
Council objections are noted regarding a new building in the Green Belt, this application does not 
conflict with the reasons for including land within this policy designation.  
 
The main concern in terms of Green Belt policy, as detailed in PPG2, is that of ‘openness’.  This 
current revised application has moved the loose boxes to the far south east of the site, (which 
occupies lower ground) and the site is generally well screened at the eastern boundary.  On this 
basis, the nature of the ‘built’ development on the site is minimal and in an appropriate location. 
 
In essence, this is a rural area and as such it is not unreasonable for the land to used for the 
grazing of horses.  The scheme only intends to provide a small loose box for the keeping of 2 
horses(or ponies), which is perfectly acceptable in light of Green Belt policy.  Perhaps of greater 
concern is the provision of adequate space, (both grazing and stabling) to meet adequate 
standards in terms of horse welfare.  These issues are discussed in the ensuing subsections 
below. 
 
Amenities of residential properties 

 
The application site is located on the edge of the Green Belt close to residential properties, in 
particular number 17 Maplecroft Lane.   The stables are located some 45m from number 17 and 
whilst the occupants of this property feel this is an obtrusive location, given the low height of the 
stables (3035mm) the visual impact would not be excessive.   
 
The site is currently unused pastureland, although the new use of the site will not lead to an 
excessive intensification of the site.  The imposition of a planning condition can ensure that the 
stables are only used for the keeping of 2 horses for domestic purposes and on this basis 
additional traffic movements in the area will be minimal.  Furthermore, the impact of the very low 
numbers of vehicles using the access to the site on the occupants of neighbouring houses would 
be mitigated through its separation from them by the existing access to number 17 Maplecroft 
Lane. 
 
There is some potential for odour nuisance as a result of this stabling proposal and this has been 
the source of some objections from neighbours in the locality.  However, provided manure is 
stored in an appropriate walled manure store with a concrete base, then the amenities of the 
residential properties close by are unlikely to be adversely affected by odours.  The above 
requirement has been request by Land Drainage as a condition to any planning consent granted, 
although it is likely to be the applicant’s intention to provide this facility regardless. 

 

Site Suitability and horse welfare  
 

The stables comply with the requirements of the Countryside Commission, (previously the 
Countryside Agency and now Natural England), for a suitable sized stable in terms of horse 
welfare.  The scheme therefore provides an acceptable compromise between the constraints of 
Local Plan Green Belt policy GB2A and the welfare of the animals to be accommodated. 

 



The Countryside Commission recommended that between 0.6 and 0.8 Ha of pasture can provide 
grazing for a horse during the summer months.   The previous application was refused partly 
because the applicant had not demonstrated that this area of land (approximately 0.4 Ha) could 
suitably accommodate 2 horses.  This may be dependant on other factors rather than solely the 
area of land provided, such as extent to which grazing is relied upon for food.   
 
In light of the above, the applicant has now provided sufficient information regarding the keeping of 
horses on the site.  It is proposed that the site will be used for the keeping of Welsh ponies and 
that furthermore supplementary feeding of hay and pony feed will be required in addition to the 
grazing land.  This information therefore satisfies the principles detailed in Local Plan policy RST5. 
 
Highway, and boundary considerations 

 
This proposal is for only 2 horses and on this basis would not present any undue strain on local 
right of way infrastructure and use of public open spaces as detailed within the policy RST4.  It is 
intended that this proposal be for private use and not for a commercial livery, (although the 
applicant does not live in the vicinity).  A planning condition can also be added to any consent 
ensuring that the stables are solely for domestic use and in no way permitted for commercial 
purposes. 

 
Policy RST 5 states that adequate parking is also required to be provided in association with the 
erection of stables.  Information regarding the above was also lacking in the previous application, 
although some further details have now been provided.  The exact nature of the layout and 
surfacing of the access and car turning area can be ensured through the imposition of the relevant 
planning condition. 

 
The fencing to be provided is appropriate for the keeping of horses as detailed in policy RST4  and 
consists of existing mature hedging.  

 
Conclusion 
 
The revised application adequately addresses the previous reasons for refusal.  The scheme is 
acceptable both in Green Belt terms and the location is not considered to now impact upon the 
amenities of number 17 Maplecroft Lane.  On this basis approval is recommended. 

 
 
SUMMARY OF REPRESENTATIONS RECEIVED 
 
NAZEING PARISH COUNCIL - Object.  Location is close to neighbouring properties and the 
movement of traffic will increase noise and traffic in the area.  Also the stables are a new building 
in the Green Belt.  
15 MAPLECROFT LANE -  Horse boxes only 10 yards from the boundary therefore impact upon 
amenity.  Size of site inadequate for number of horses.  There is no existing access to the site and 
car park area inadequate for the turning of vehicles. 
17 MAPLECROFT LANE -  Disturbance due to the coming and going of people.  Visual impact of 
stables as well as amenity, (noise and smell).  No access to site and development inappropriate in 
the Metropolitan Green Belt. 
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Application Number: EPF/1908/06 

Site Name: Land rear of Pecks Hill and Maplecroft 
Lane, Nazeing 

Scale of Plot: 1/2500 



Report Item No: 3 
 
APPLICATION No: EPF/1451/06 

 
SITE ADDRESS: Tower Nursery 

Netherhall Road 
Roydon 
Essex 
CM19 5JP 
 

PARISH: Roydon 
 

APPLICANT: Mr & Mrs G Abella 
 

DESCRIPTION OF PROPOSAL: Extension to existing glasshouses. 
 

RECOMMENDED DECISION: GRANT (subject to the prior completion of a section 106 
agreement) 

 
CONDITIONS  
 

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

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

3 The development shall be carried out in accordance with the amended plans 
received on 27/10/2006 unless otherwise agreed in writing with the Local Planning 
Authority. 
 

 
It is further recommended that this application is also subject to the prior completion of a 
Section 106 Agreement to secure landscaping on land owned by the Lee Valley Park Authority to 
the north of the access road and the landscaping on the application site to details and 
specifications to be set out in the Agreement. 
 
 
Description of Proposal: 
 
The proposal is for an extension of the existing 15,900m2 northern block of glasshouses at Tower 
Nursery towards Netherhall Road by a distance of 51.2m.  It would result in an additional 2500m² 
being under glass.  The extension would wrap around existing water storage tanks that would be 
retained.  Landscaping is proposed on a 650m2 triangular area of land that would separate the 
extended glasshouse block from Netherhall Road. 
 
The extension to glasshouses will be constructed of the same materials as the existing block with 
its overall height at 4.23m matching that of the existing block. The overall width of the extension 
would be marginally narrower than that of the existing block. 
 



 
Description of Site: 
 
The site is located on the eastern side of Netherhall Road and is on the northern side of the 
nursery unit, known as Tower Nursery.  To the north and to the west are open fields, with the land 
to the north known as Netherall Common and being in the ownership of the Lee Valley Regional 
Park Authority.  Glasshouses at Tower Nursery and Netherhall Nursery continue to the south of 
the application site on the east side of Netherhall Road.  Southwest of the site on the west side of 
Netherhall Road and set back from it a distance of 30m is the remains of Netherhall, a scheduled 
Ancient Monument.  A row of closely planted mature trees serves as a substantial visual barrier 
between the road and the scheduled Ancient Monument. 
 
The site is situated within the Metropolitan Green Belt and the Lee Valley Regional Park.  It is not 
in a Conservation Area and no public footpaths pass near the proposed extension. 
 
 
Relevant History: 
 
This nursery site has a long and complex history. The planning applications most pertinent to this 
current scheme are as follows: 
 
EPF/455/93- Outline application for the erection of glasshouses- refused 

The above application was also dismissed on appeal 
 
EPF/123/99- Outline application for horticultural glasshouses- refused 

The above application was allowed on appeal 
 
EPF/96/00- Proposed erection of glasshouses- approved 
 
 
Policies Applied: 
 
Structure Plan 
CS2 – Protecting the Natural and Built Environment 
C2 – Development Within the Metropolitan Green Belt 
 
Local Plan 
GB2A - Development within the Green Belt 
GB11A - Agricultural buildings 
DBE4 - New buildings within the Green Belt 
E13A - new and replacement glasshouses 
 
 
Issues and Considerations: 

 
This application represents acceptable development within the Green Belt in principle and the 
location of the site within a designated employment area, (Local Plan Alterations policy E13A) is 
also an appropriate one in terms of the relevant planning policies.  On this basis, the key issues to 
consider are the overall impact on the openness of the Green Belt, landscaping, highways, 
flooding and drainage issues.  Also relevant is whether the extension would affect the setting of a 
Scheduled Ancient Monument. 

 



Green Belt policy and landscaping 
 
Essentially, the impact of the surrounding landscape and appropriate landscaping is the most 
important issue in relation to this scheme. 
 
The site was not originally part of the Lee Valley Regional Park at the time of the 1966 Act, 
although it was incorporated into the park boundary in 1972 with the aim to relocate glasshouses 
from elsewhere in the park.  This intended relocation did not happen and the area was sold to UK 
Salads Ltd in 1992 for the extension of their nursery. 
 
In terms of the impact on the openness of the Green Belt, the visual impact is particularly 
noticeable from the north and to a lesser extent from the west.  Views from the south and east are 
from within Tower Nursery and therefore are not so sensitive. 
 
The Lee Valley Regional Park has concerns about the lack of landscaping to the north of the site 
access.  It is noted that landscaping is indeed lacking on this boundary and furthermore that it 
should form an integral part of the scheme.  Conversely, for this development to be a viable 
proposition for the applicant, a reduction in area of the glasshouses is not practicable.  In 
resolution of these 2 conflicting priorities, given that the land is outside of the site area, the most 
appropriate step to take would be for both parties to enter into a section 106 agreement.  This has 
been suggested to both the Park Authority and the applicant and agreement has been confirmed 
in writing that, in principle, a Section 106 agreement to secure off-site landscaping would be 
agreeable. 
 
It has also been negotiated with the applicant and the Lee Valley Regional Park that the triangular 
area to the west of the glasshouses will also be used for landscaping and not for the manoeuvre of 
vehicles.  On this basis the visual impact from the glasshouse extension when seen from the north 
and west will be mitigated and acceptable in light of Green Belt policy.  This view is consistent and 
not in conflict with the appeal decision in 1999 on the site, in which the inspector concluded that 
the ‘proposed development would add a further strip of glasshouses…but relatively shallow in 
relation to the glasshouse area as a whole.  The proposed development would not therefore not 
form such an extensive salient into the open part of Netherhall Common’. 
 
Flood Risk Issues 

 
This scheme also raises the issue of increased flood risk to the locality, which is a concern 
expressed by the Parish Council.  This includes the use and capacity of the existing sustainable 
drainage system on site and also additional strain to the drainage ditches along Netherhall Road. 
 
The applicant contends that the current sustainable drainage system can adequately cope with the 
increase in runoff from the glasshouse extension, despite the development site being designated 
as a runoff attenuation area as part of the previous application.  Whilst precise drainage 
calculations have not been provided with this application, given that Land Drainage have not 
objected in principle since they feel an engineering solution can be forthcoming and that this 
development is an extension to existing glasshouses, it is considered that the imposition of a 
relevant planning condition can ensure these concerns are addressed prior to development 
commencing. 
 

Highways issues 
 



County Highways have been consulted and have no objections to the possible extra traffic 
generation from the glasshouses.  Given that this is only an extension to existing glasshouses, it is 
not anticipated that additional vehicle movements on site will significantly increase. 
 
Impact on setting Scheduled Ancient Monument 
 
The Scheduled Ancient Monument is separated from the site by a distance of 45m including a 
road and existing robust tree planting adjacent to the monument.  Moreover, further landscaping is 
proposed between the extension and east side of Netherhall Road.  In the circumstances the 
proposed extension would not have any discernable impact on the setting of the Scheduled 
Ancient Monument. 

 

Conclusion 

 
To conclude, the impact upon the openness of the Green Belt can be mitigated through a legal 
agreement, to ensure that a proper scheme of landscaping is carried out.  In addition, whilst there 
are concerns regarding additional runoff, a full flood risk assessment to include runoff calculation 
can be imposed through condition to a planning consent.  The proposed extension would also 
have no discernable impact on the setting of the Scheduled Ancient Monument.  In light of the 
above, approval is therefore recommended. 

 
 
SUMMARY OF REPRESENTATIONS RECEIVED 
 
PARISH COUNCIL -  Concerned regarding water rainfall runoff arrangements and the flooding of 
ditched along Netherhall Road. 
57 HIGH STREET, ROYDON -  There should be tree planting along the road frontage given the 
rural location and relationship to a very significant historical site.  Netherhall Road is subject to 
flooding and therefore the impact of the development on the potential for flooding should be 
carefully considered. 
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Report Item No: 4 
 
APPLICATION No: EPF/1680/06 

 
SITE ADDRESS: The Limes/White Lodge 

Sewardstone Road 
Waltham Abbey 
Essex 
E4 7SA 
 

PARISH: Waltham Abbey 
 

APPLICANT: Silver Property Development Company 
 

DESCRIPTION OF PROPOSAL: Outline planning application for redevelopment of site to 
provide 119 dwellings, car parking, community use, shop, 
means of access and other works ancillary to the 
development. 
 

RECOMMENDED DECISION: REFUSE 
 
 
REASONS FOR REFUSAL 
 

1 The site is within the Metropolitan Green Belt.  The proposed works represent 
inappropriate development and are therefore at odds with Government advice, as 
expressed in PPG2, the policies of the adopted Local Plan and the Approved Essex 
Structure Plan.  The latter state that within the Green Belt permission will not be 
given, except in very special circumstances for the construction of new buildings or 
for the change of use or extension to existing buildings except for the purposes of 
agriculture, mineral extraction or forestry, small scale facilities for outdoor 
participatory sport and recreation, cemeteries, or similar uses which are open in 
character.  In the view of the Local Planning Authority the application does not 
comply with these policies because the exceptional circumstance proposed are not 
considered to outweigh the harm to the openness of the Green Belt as a result of 
this development. 
 

2 The development involves a new access onto Sewardstone Road, which is a main 
distributer road, the principle function of which is to carry traffic freely between major 
centres.  As such this scheme compromises this function and is therefore contrary to 
policy T7 of Southend on Sea and Essex Structure Plan and policy ST4A of the 
Adopted Local Plan. 
 

3 The location of the development relates poorly to existing service centres within the 
Epping Forest District and represents further ribbon development along 
Sewardstone Road.  As such this application is contrary to Local Plan Policy 
GB16A. 
 

4 This site is divided by the White Lodge ordinary watercourse and some of the 
western area of the site is also at risk from flooding.  From the initial flood risk 
assessment supplied, the Local Authority is not convinced that the development will 
not increase the risk of flooding either on site or elsewhere.  As such this is contrary 
to Local Plan policy U2A of the Adopted Local Plan. 



 
 
 
 
 
Description of Proposal:  
  
This application seeks outline approval for the development of the site to provide 119 homes, car 
parking, community shop, means of access and other works ancillary to the development. 
 
The housing type is intended to be a mix of semi detached houses and flats of 2 or 3 storeys in 
height with an indicative amount being 52 flats and 67 houses and maisonettes. 
 
The development proposes the provision of 80% affordable accommodation and 20% for private 
ownership. 
 
Matters of siting, design, landscaping and external appearance are all reserved for subsequent 
approval, the means of access however is not a reserved matter. 
 
 
Description of Site:  
 
The site is situated on the eastern side of Sewardstone Road (A112) and covers an area of 
approximately 4.1 ha.  To the southwest of the site stands a single dwelling known as ‘White 
Lodge’ and immediately to the north of this property is the remains of ‘The Limes’, another dwelling 
which has subsequently been demolished due to fire damage.   
 
There is a watercourse which runs through the development site (known as the White Lodge 
Brook ordinary Watercourse), which runs approximately east to west. Preliminary sketches 
submitted with the application indicate that there are to be 2 road bridges crossing this channel. 
 
To the south of the site is a corridor of land owned by the conservators of Epping Forest, which 
runs adjacent to the site from east to west, beginning from the Sewardstone Road.   Within this 
strip of land is a public bridleway, (reference number 77). 
 
The site is located wholly within the Metropolitan Green Belt. 
 
 
Need for Environmental Impact Assessment (EIA): 
 
The development proposed falls within the description at paragraph 10(b) of Schedule 2 to the 
Town and Country Planning (Environmental Impact Assessment)(England and Wales) Regulations 
1999, and exceeds the threshold in column 2 of the table in that Schedule.  However, in officers 
opinion, having taken into account the criteria in Schedule 3 of the 1999 Regulations and having 
regard to the information included with the application, the development would not be likely to have 
a significant effect on the environment by virtue of factors such as its nature, size or location.  
Accordingly, the development for which planning permission is sought is not EIA development. 
 
 
Relevant History: 
  
EPF/139/93- Outline application for demolition of 2 existing houses and erection of 4 new houses 
of 2500sq feet each- Refused. 
 
EPF/1111/95- Demolition of 2 houses and outline application for block of 14 flats- Refused. 



 
EPF/533/96- Outline application for demolition of 2 houses and erection of 2 no. 2 storey blocks of 
4 flats with car parking areas; plus clearance of all redundant kennel buildings and hard standing 
areas rear of site- Refused. 
 
EPF/823/97- Outline application for the removal of kennels, hard standing and 2 houses and 
replacement with 2 new houses- Approved. 
 
EPF/456/98- Reserved matters application for 2 replacement dwellings- Approved. 
 
EPF/1607/99- Conversion of 2 no. detached houses into 8 self contained flats- Approved. 
 
EPF/1775/01- Revised application for a replacement dwelling- Approved. 
 
EPF/218/05- Change of use of land and erection of replacement building for restaurant with 
ancillary use (revised application)- Withdrawn. 
 
EPF/1205/06- Renewal of planning permission EPF/1775/01 for a replacement dwelling- 
Approved. 
 
  
Policies Applied: 
 
National Government Guidance 
PPS1 – Delivering sustainable development 
PPG2 – Green Belts 
PPG3 – Housing 
PPS3- Consultation paper on a new Planning Policy Statement 3 
PPG Note 3- Housing update: planning for sustainable communities in rural areas 
PPS7 – Sustainable development in rural areas 
 
 
Supplementary planning guidance 
The Essex Design Guide 
 
 
Southend on Sea and Essex Structure Plan 
CS2 – Protecting the Natural and Built Environment 
CS4 – Sustainable New Development 
C2 – Development within Green Belt 
H2 – Housing Development – The sequential approach 
H3 – Location of residential development 
H5 – Affordable Housing 
T1 – Sustainable Transport Strategy 
T3 – Promoting Accessibility 
T7 – Road Hierarchy 
 
 
Adopted Local Plan (July 2006) 
CP1- Achieving sustainable development objectives 
CP2A- Protecting the quality of the rural and built environment 
CP3A- New Development 
CP4A- Energy Conservation 
CP5A- Sustainable building 
CP6- Achieving sustainable urban development patterns 



CP7A- Urban form and quality 
CP9A- Sustainable transport 
GB2A – General Restraint 
GB16A – Affordable Housing 
DBE1 – New Buildings 
DBE2 – Impact of buildings on neighbouring property 
DBE4 – Design and location of new buildings within Green Belt 
DBE8 – Private Amenity space 
DBE9 – Amenity 
H3A- Housing Density 
H5A- Affordable Housing 
H6A- Site thresholds for affordable housing 
H7A- Levels of affordable housing 
LL2 – Resist inappropriate development 
LL10 – Retention of trees 
LL11 – Landscaping schemes 
U2A- Development in flood risk areas 
ST1A- Location of development 
ST2A- Accessibility of development 
ST6A – Vehicle Parking 
ST7A– Criteria for assessing proposals (new development) 
 
 
Issues and Considerations:  
  
The key issue for consideration relevant to this outline application, is the appropriateness of the 
proposal in light of Green Belt policy constraint. This includes a consideration of the special 
circumstances proposed to justify the scheme in light of this policy. This analysis and other matters 
related to the proposal are discussed below as follows: 
 
1) Green Belt Constraint and sustainability 
2) Affordable Housing provision 
3) Renewable energy provision 
4) Highways issues 
5)Trees and landscaping 
6) Proposed design and Layout 
7) Flood risk issues  
 
In support of this application, the applicant has provided a draft Heads of Terms for a Section 106 
agreement to the Planning Authority, some of which forms the basis of the special circumstances 
proposed in support of the application.  These terms are briefly summarised below: 
 

• Affordable Housing:  Prohibition in perpetuity against the occupation of Affordable 
Dwellings for any purpose other than as Affordable Housing by a qualifying person.  
Prohibition of the occupation of any of the market dwellings until all of the affordable 
dwellings have been constructed and the prohibition of the occupation of more than 50% of 
the market dwellings until all of the affordable dwellings have been transferred to a 
Registered Social Landlord (RSL).  It would be furthermore required that the RSL provide a 
lettings plan to the Council prior to any occupation of any of the affordable dwellings. 

 
• Sustainable housing design: A commitment to retaining trees on site, construction methods 

to ensure a reduction in carbon emissions, rainwater harvesting technology, solar panels, 
ground source heat pumps, water saving devices, timber products from sustainable 
sources and dwelling to achieve an ‘excellent’ Ecohomes standard in accordance with 
Lifetime Homes Standards. 



 
• Landscaping:  Access for occupiers to the surrounding woodland and removal of ‘permitted 

development rights’ for the occupants of the new dwellings. 
 

• Donation of woodland and widening of Bridleway: Transfer of an area of woodland to the 
Corporation of London and bridleway improvement, should the Corporation of London be 
willing to enter into this agreement. 

 
• Socially inclusive housing mix: Affordable dwellings will not be readily identifiable from the 

market dwellings. The dwellings will conform to the Essential Requirements of Housing 
Corporation Development Standards as issues by the Housing Corporation. 

 
• Community facility and shop:  Prohibition against more than 50% of the dwellings before 

completion of works to construct the community facility and shop on site.  A  Community 
Use Management Plan would also be submitted to the Council with details of management 
body, hours of access and those groups to benefit from the facility. 

 
• Off-site Highways Improvements:  The agreement to prohibit against occupation of the 

development before the completion of off-site highway works.  This includes commitments 
to restrict access to the development view the northernmost access, take appropriate 
measures to close off the middle access entirely and take appropriate measures to ensure 
that the southernmost access in used by pedestrians and cyclists only. 

 
• Measures to promote alternatives to the car:  To prohibit the occupation of the 

development until the submission of a travel plan to be approved by the Council.  This plan 
to include at the developers cost a bus pass for each dwelling for a period of 12 months 
commencing with the dwellings’ first occupation enabling free travel along Bus Routes 215, 
505, 379 and 853 between the site/Chingford, the site/Walthamstow and the site/Waltham 
Abbey or alternatively an allowance for each dwelling for the purchase of a bicycle. 

 
• Education Contribution: Developer to pay to the Council an education contribution to be 

agreed with the Local Authority prior to development and prohibition against the 
commencement of development until this contribution has been paid. 

 
Applications on this scale within the Green belt are rare, and there will no doubt be mixed opinions 
as to the merits of the scheme.  Many of the details of the development may be familiar, as 
members have already received a presentation from the applicants.  This report focuses on the 
key planning arguments. 

 

1) Green Belt Constraint 
 
This scheme, despite the provisions contained within the suggested legal agreement, amounts to 
inappropriate development within the Green Belt.  Government Guidance in PPG2 makes it very 
clear that inappropriate development is by definition harmful to the Green Belt.  Very special 
circumstances to justify inappropriate development will not exist unless the harm by reason of 
inappropriateness and any other harm is clearly outweighed by other considerations.  The core of 
this proposal turns, therefore, on whether the overall scheme provides those very special 
circumstances. 
 
Those special circumstances (which are detailed along with other provisions within the Draft 
Heads of Terms), are contained in the following provisions: 
 

• Provision of 80% affordable accommodation 



• Sustainable building design in a sustainable location 
• Provision of community facilities 
• Promotion of public transport 
• Use of renewable energy and water conservation technologies 
• Improvements to the ecological value of the site and donation of land to the Conservators 

of Epping Forest. 
 
 
The above special circumstances are examined in the ensuing subsections of this report.  
However, notwithstanding the above provisions associated with this scheme, due consideration 
must be paid to the impact of this development on the character and appearance of the area and 
specifically on the openness of the Green Belt. In addition, the principle policy conflict of allowing 
development on land which serves several crucial purposes and underlines why this land in 
particular is included within the Green Belt. 
 
The applicant contends that this section of land is ‘more a part of the built up area than the open 
Green Belt area to the north’ and that furthermore that the site is in fact ‘Brownfield land’ and in 
accordance with the government objective for 60% of housing to be sited on Brownfield land.  In 
addition, a strong emphasis is placed on the apparent contaminated state of the site from previous 
uses and that a distinction should be made from the ‘strong Green Belt which surrounds it’.  
However, government guidance within PPG2: Green Belts, makes no distinction between the 
‘quality’ of the landscape and this should not be a material consideration or a factor in its’ 
continued protection. 
 
In light of the above, whilst there is agreement that the site is in a state of neglect from previous 
uses, it remains predominantly open, with previous buildings on the land having been removed as 
a condition of the planning permission for dramatically less intensive form of development, 
(EPF/823/97).  National policy does not support a scheme for housing development on the 
proposed scale simply because of the condition of the land.  It would furthermore be an inaccurate 
description to label this application as ‘urban regeneration’ given the land is not within an urban 
area.   
 
The land, despite its condition, fulfils several of the five main purposes of including land within the 
Green Belt.   It clearly serves to check the unrestricted sprawl of a built up area (in this case 
Chingford) and as such it assists in safeguarding the countryside from encroachment. To this end, 
the land in its current state is fulfilling this designation.  Whilst previous approval has been granted 
on site for a replacement dwelling, this relatively small scale approval is incomparable and cannot 
be compared to complete redevelopment of the site for 119 homes. 
 
At a wider level, the site of the development is a fundamentally a poor one for a large residential 
development.  The core policy objectives as detailed in PPS7, are to focus development in or next 
to existing towns and villages and to discourage the development of Greenfield land. This is 
reflected in the key principles of the guidance that development should be carefully sited and that 
accessibility should be a key decision.  Further reflection of PPG3 housing, gives a similar analysis 
that development should be focused on existing towns and crucially, identified service areas.   
 
In light of the above, this site is a currently undeveloped part of Sewardstone Road and is neither 
within an established recognised settlement (with strong existing services provisions), or a site 
which has been identified within the local plan as a desirable site for small scale affordable homes. 
(Local Plan policy GB16A). 
 
On this basis, the site of this development does not integrate well with the core policies of the 
current Local Plan.  Notably sustainability objectives and appropriate locations for new 
development set out in policies CP1A, CP3A, CP6A, CP9A, ST1A and ST2A. 



 
In terms of Local Plan Green Belt policy, GB16A states that consent may be granted for the small 
scale housing schemes within existing smaller settlements.   Suitable sites are identified within the 
Local Plan Alterations, which specifically states Sewardstone is not a location that would be 
appropriate for such a scheme.  The general site would represent urban sprawl rather than an 
extension to an existing Epping Forest settlement.  Green Belt status washes over much of the 
Epping Forest District and other sites that are in poor physical condition could be found to have no 
apparent ‘use’ and in need of ‘improvement’.  However, ad hoc development, which in this case 
would contribute to ribbon development along the Sewardstone Road, does not meet with the spirit 
and principles of this Local Plan policy exception detailed in GB16A. 
 
 

2) Affordable housing provision 
 
This aspect of the proposed development provides the most compelling ‘exceptional circumstance’ 
within the application for the Epping Forest District.    The proposed 80% affordable 
accommodation would provide a healthy contribution to the housing targets for the District, of 
which there has been an identified need.  (Epping Forest District Housing Needs Survey, 2003). 
 
The Local Authority’s Housing Services,  together with the applicant and Moat Housing (the 
Council's selected Preferred RSL Partner for this proposed development) have led to an 
agreement in principle that the 80% affordable housing would be provided by Moat Housing as 
follows: 
 

• 60% (of the 80%) would be social rented accommodation, with affordable rents set at 
levels in accordance with Housing Corporation guidance. 

 
• 40% (of the 80%) would be shared ownership - a form of ‘low cost home ownership’, 

whereby applicants purchase, and get a mortgage for, usually between 40% and 80% of 
the equity (depending on their means), and then pay a pro-rata affordable rent to the 
housing association for the remaining equity. 

 
The above provision is noted as a generous proposal towards affordable housing need, although 
crucially the deficiencies of the scheme again relate to the greenfield nature of this site and Green 
Belt policy.  This scheme is not the only application offering such a high percentage of affordable 
accommodation in the District, and as such this special circumstance in not unique.   

 

In addition to the above, the evidence suggests (Epping Forest District Council Housing Needs 
Survey 2003) that the projected need for affordable housing in the District of 642 units per year 
over the 8 year period until 2011, is unlikely to be met from new delivery or conversions.  On this 
basis, schemes such as this which erode the vulnerable areas of Green Belt on the urban fringe, 
are not long term solutions to tackling affordable housing need within the District. 

 
As a separate issue, this application does not demonstrate how the Local plan commitment for 
10% of large schemes to be constructed in accordance with the ‘Lifetime Homes’ Standard, will be 
incorporated into this development. This policy is intended to ensure that ease of access and 
movement for those with limited mobility is built into the design stage, in accordance with 
standards set by the Joseph Rowntree Foundation, as detailed in policy H9A.   
 

3) Renewable Energy Provision 
 



As part of the very special circumstances to support this scheme, the development proposes to 
use where practicable, renewable energy sources.   In addition, the initial intention for dwellings to 
achieve at least a ‘very good’ Ecohomes rating has been raised to ‘excellent’ within the draft 
Heads of Terms recently submitted by the applicant. 
 
In terms of renewable energy, the following systems are proposed: 
 

• Solar panels 
• Geothermal ground source heat pumps 
• Rainwater harvesting 

 
The above provisions within the development are welcome and in accordance with the core 
policies of the recently adopted Local Plan.  However, the design and access statement, Planning 
Statement and draft Heads of Terms do not detail specifically which houses will benefit from these 
initiatives.  Furthermore, whilst the accompanying design and access statement claims the 
renewable activities will reduce CO² emissions, there is no breakdown and quantifiable figures for 
this claim. 
 
If the scheme aspires to provide exceptional circumstances beyond Local Plan policy CP5 
(sustainable building), then a more detailed breakdown should be provided.  

 
In light of the above, the provision of renewables within this development is unlikely to amount to 
exceptional circumstances to justify development within the Green Belt.  The mere inclusion of 
renewable energy ‘off set’ should not be considered ‘exceptional’, but a necessary element of any 
large scheme.  This is in light of emerging policy, particularly that of the Local Plan Alterations core 
policy CP5A.  A more detailed breakdown of how the renewable provision would work on site 
would be required, if consent was granted for this scheme. 
 
4) Highways Issues 
 
The Highways Authority object to this proposal on a single, although fundamental issue.  This is 
the increased use and intensification of the A112, Sewardstone Road.  Sewardstone Road, is a 
main distributor route, of which the primary function is to carry traffic freely and safely between 
major centres within the region.  On this basis, a new or intensification of an access is contrary to 
this function and should be refused. 
 
The applicant has argued that the policy provides an opportunity for development to proceed if 
there is an ‘overriding public need’.  The overall scheme, it is argued, together with the Traffic 
Assessment, sustainable location and Section 106 contributions, is a strong case for overriding 
this policy.  In addition, the enforcement of this policy would ‘sterilise development of the site’ 
which is contrary to government guidance to support the use of ‘brownfield’ land.   
 
However contrary to the above assertions, as previously discussed within the Green Belt sub 
section, this is not an urban brownfield site and should not be assessed under this criteria.  The 
development relates poorly to the existing highway hierarchy (structure plan policy T7 and Local 
Plan Policy ST4A) and the above circumstances are not considered to outweigh the objections of 
the highways Authority.   
 
In terms public transport provision, the site would benefit from a regular bus service into Chingford, 
although public transport provision to serve the Epping Forest District is somewhat poorer at this 
site.  Essentially the development could benefit from the current bus services around Chingford, 
although in terms of local shops and services, (notwithstanding the proposed shop on site) the 
residents are likely to be largely car dependant. 
 



5) Trees and Landscaping 
 
The preserved trees are (along with others) are a constraining factor for the final layout of built 
development on site.  Whilst landscape consultation has concluded that preserved trees on site 
would grow better if the site were to remain as open Green Belt, the imposition of the relevant 
planning conditions can ensure that the 95% of the existing trees on site which are intended to be 
retained, are protected.  
 
To the schemes’ merit, the development proposes to encourage nature education and information 
throughout the site, with barrier planting reinforcing strong boundaries and bat and bird boxes to 
encouraged natural diversity and nesting. 
 
6) Proposed Design and Layout 
 
Although matters of design and layout are reserved for subsequent approval, the applicant has 
provided an indicative layout  to explain the appropriateness of the site for the scale and nature of 
new development.  In this instance it is relevant to reiterate that the site with be fundamentally 
constrained in terms of design and layout,  by the existence of the watercourse (and subsequent 
engineering requirements discussed in the subsection below) and the protected trees. 
 
The density, in terms of emerging Planning Policy Statement 3 guidance, is within an  acceptable 
range at 38 dwellings per hectare.  This is not ideal in terms of the most efficient use of land, 
although the very location of this site within the countryside, means that a high density is not 
appropriate.  
 
The proposed layout contains several flaws which are contrary to The Essex Design Guide 
principles.  Namely, there are too many spaces between and around the houses and the 
numerous parking areas break up the street scene, hindering the enclosure of spaces through new 
buildings in the development.  Furthermore, there are too many detached and semi detached 
house types, which results in a lack of variety of different buildings, in which to form specific 
functions within the overall design.   
 
For example, the design is particularly weak in enclosing space through buildings rather than 
landscaping.  This is particularly evident with reference to the central open space feature of the 
plan. The buildings which front this space are fragmented and provide poor definition in terms of 
street scene. 
 
To conclude, the layout is neither that of a rural low dense form, or a higher density suburban 
layout.  This again is related to the poor location of this development.  Given that a higher density 
is not appropriate in this location, (in accordance with Local Plan policy CP7), the development 
might at least seek to minimise the built form on site and conform to urban design principles, by 
concentrating the buildings to the lower western side of the site.  The thin spread of new buildings 
over the entire hill side, (adding to the existing residential suburban sprawl along Sewardstone 
Road) is neither an efficient use of land or a particularly sustainable form of development, which is 
in turn illustrated by the indicative site plan. 
 
7) Flood Risk 
 
In terms of flood risk, the Environment Agency has raised 4 specific concerns with regard to this 
development scheme.  Firstly, the application may present a significant flood risk from the 
generation of surface runoff and that furthermore the application is not accompanied by a Flood 
Risk Assessment.  Secondly, the White Brook Ordinary Watercourse runs directly underneath the 
site location.  The location of this development will therefore restrict access for future 
maintenance, thus prejudicing flood defence interests.  Thirdly, There is insufficient information 



provided to fully assess the proximity of the proposed development to the White Lodge Brook.  
Lastly, there is insufficient information provided to determine the acceptability of bridge design. 
 
The Environment Agency have supplemented the above on concerns with a number of mitigating 
measures to overcome these issues.  Namely, the submission of a full flood risk assessment, the 
opening up of the culvert watercourse, the provision of a buffer strip at least 5m wide from the 
watercourse and the provision of full plans and cross sections of the bridges. 
 
In light of the above, the site layout is fundamentally constrained by the Ordinary Watercourse 
which runs through the development site.  The applicant has responded to the Environment 
Agency concerns and whilst it is not believed to be possible to totally open the culvert because of 
the roads which will cross the site, partial opening is hoped to be negotiated with the Environment 
Agency, through the relevant detailing in the Section 106 Agreement.   
 
With regard to the other concerns, the applicant has also committed to the 5m buffer strip being 
imposed from the nearest edge of the culvert, in order to ensure that future flood defence is not 
prejudiced.  This commitment, combined with the future submission of bridge designs can 
overcome these objections from the Environment Agency.   
 
To date, only a ‘Level 1 Flood Risk Assessment’ has been submitted to the Local Authority in 
support of this development scheme.  This reports essentially advises on the extent of the work 
required to produce a full Flood Risk Assessment, which will include evidence that the runoff rate 
can be balanced to the Greenfield runoff rates and evidence of the use Sustainable Drainage 
Systems (SUDs).   In consequence, the applicant has recently submitted a ‘level 2 full flood risk 
assessment’ for the consideration of the Environment Agency. 
 
To conclude this subsection, the reservations and concerns of the Environment Agency have in 
part been addressed by the applicant, although clearly there are outstanding issues regarding the 
watercourse and its impact upon design and site layout. However, at this juncture a full flood risk 
assessment has not been considered and approved by the Environment Agency.   On this basis 
this uncertainty is reason in itself for refusal in accordance with Local Plan policy U2A. 

 
 

Conclusion: 
 
This application on the face of it has, with the provision of 119 homes 80% of which would be 
affordable, clear advantages and benefits to Epping Forest District.  In addition, the provision of a 
range of renewable energy features within the development is both a bold and welcome feature of 
this proposal.  The site will also be visually improved and the developer offers attractive short term 
incentives to encourage sustainable uses of transport in the locality. 
 
The scheme however possesses fundamental deficiencies insomuch as the location is poor in 
sustainability terms.  The site has no relationship with an existing community or recognised 
settlement or to existing service nodes, a principle factor for exceptional development in the 
countryside, as detailed in PPG7 and Local Plan Policy GB16A. 
 
Whilst the site benefits from a regular bus service to Chingford, other public transport in particular 
that which serves the Epping Forest District is lacking.  The development is therefore likely to 
result in a high car dependency for new residents.  In addition, Sewardstone Road serves an 
important function as a distributor of vehicles between service centres and this development 
jeopardises this function. 
 



The incorporation of energy saving principles with the submission does not demonstrate in 
quantifiable terms the extent of such provision, nor does it provide convincing information to satisfy 
the Authority on flooding grounds. 
 
However, of crucial concern, the harm created to the Green Belt both in principle and in visual 
terms is not outweighed by the special circumstances argued in this case.  The proposal, however 
worthy in itself, involves substantial inappropriate development on a vulnerable edge of the 
Council’s boundary.  Such development if approved would undoubtedly set a powerful precedent 
for other similar proposals elsewhere in the District which the Council could find it increasingly 
difficult to resist. 
 
For all the above reasons this application is recommended for refusal in line with adopted policies 
of the Development Plan. 
 
However, should the committee be persuaded that there are very special circumstances in this 
case to justify the development, there would need to be clarity over what distinguishes this 
proposal from other proposals to build houses in the Green Belt so as to avoid setting an 
undesirable precedent.  The application would then have to be referred to District Development 
Control Committee for further consideration and would also need to be referred to the Government 
Office as a major departure from the development plan and a significant proposal to build in the 
Green Belt. 
 
 

SUMMARY OF REPRESENTATIONS RECEIVED 
 
WALTHAM ABBEY TOWN COUNCIL- Object.  The proposal is contrary to Green Belt policy and 
would create a traffic hazard on what is a busy road. 
 
CITY OF LONDON: CONSERVATORS OF EPPING FOREST: Object.  The site is within the 
Green Belt and would encourage further urbanisation along the eastern side of Sewardstone Road 
to the north. 
 
Access to the site over the roadside verge could be discussed with the applicant should planning 
permission be granted. 
 
No agreement has currently taken place to incorporate the area at the eastern end of the site and 
this would require a section 106 agreement. 
 
FRIENDS OF EPPING FOREST- Object.  Concerned about ribbon development along 
Sewardstone Road and erosion of the Green Belt. 
 
LONDON BOROUGH OF WALTHAM FOREST- Object.  The proposal is contrary to PPG2 and 
the Council contests the  description of previously developed land.  The site is predominantly open 
and the scale of development will significantly change the character of the open countryside. 
 
The site acts as a boundary between the built up area of Chingford and is therefore contrary to the 
main aim of Green Belt policy.   Furthermore maximum use should be considered of brown field 
sites. 
 
The application would also be a worrying precedent for the northern part of Waltham Forest. 
 
CAMPAIGN TO PROTECT RURAL ESSEX- Object.  The site is within the Green Belt and in 
reasonable condition. 



 
5 ALBION TERRACE-  Object.  The site is within the Green Belt and there will be increased 
pressure in existing road networks.  Also the nearest school in Waltham Forest is very full and 
nearest school in the Epping Forest District is some distance away.  In addition, issues of the 
provision of recreational facilities, flood risk and property depreciation are raised. 
 
20 ANTLERS HILL-  Strongly object.  The site is within the Green Belt and the development will 
impact upon the rural nature of the area to the detriment of wildlife in the area. 
 
134 ANTLERS HILL-   Oppose the application because the site is within the Green Belt.  The 
owners property is situated on an elevated position which overlooks the site. 
 
20 PICK HILL-  Strongly apposes the application.  The proposal shows no special circumstances 
and would be detrimental to the openness of the Green Belt.  The site is not allocated for such on 
the Local Plan and as such would create a precedent for further development.  Also the 
infrastructure is cannot sustain the increase in households and the Sewardstone Road in particular 
cannot cope with the increase in traffic. 
 
‘OLIVERS’, DAWS HILL- Support application.  The proposal will be a large improvement to the 
current state of the site.  Also the facilities will benefit those properties in Albion Terrace. 
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Report Item No: 5 
 
APPLICATION No: EPF/1989/06 

 
SITE ADDRESS: 2 Holyfield Cottages,  

Holyfield,  
Waltham Abbey  
EN9 2EL 

PARISH: Waltham Abbey 
 

APPLICANT: Mr & Mrs J Isted 
 

DESCRIPTION OF PROPOSAL: Removal of dilapidated former chapel and construction of 
similar replacement building for ancillary living 
accommodation.  (Revised application) 
 

RECOMMENDED DECISION: REFUSE 
 
 
REASON FOR REFUSAL 
 

1 The site is within the Metropolitan Green Belt.  the proposed new living 
accommodation is at odds with Government advice, Policy GB2A of the adopted 
local Plan and Policy C2 of the Essex and Southend on Sea replacement Structure 
plan, in that it is inappropriate development in the Green Belt and thus, by definition, 
harmful.  No very special circumstances have been put forward to justify the 
proposal that outweigh the harm that would result from the development. 
 

2 The proposed building would be located in a prominent position and would relate 
poorly both visually and functionally with the existing dwelling and would be harmful 
to the visual amenity of the area, contrary to policies DBE1 and DBE4 of the 
adopted Local Plan. 

 
 
 
 
This application is brought to Committee at the request of Councillor Pat Brooks. 
 
Description of Proposal:  
  
Demolition of existing former chapel building and construction of replacement building for ancillary 
living accommodation.  The proposed building measures 5.5m in width and 9.5 metres long with a 
pitched roof with a ridge height of about 4.6 metres.  It is to have a feather edged board finish with 
clay plain tile roof and has a small porch to the front.  The plans indicate that the building would 
contain a games room, sauna, gym and toilet/shower. 
 
 
Description of Site:  
   
2 Holyfield Cottages is a semi detached dwelling on the western side of Holyfield Road, within the 
Green Belt and the Lee valley Regional Park.  The existing chapel building (an ex mission hall) is 
currently used for garaging and domestic storage.  It lies to the side of the dwelling and forward of 
the front elevation of the house in a visually prominent position. 
 



Relevant History: 
  
CLD/EPF/33/03  Certificate of lawfulness for use of garage as residential annexe.  Issued 7/3/03. 
EPF/629/05  Demolition of existing building and erection of replacement residential annexe.  
Refused and dismissed on appeal 2005. 
 
 
Policies Applied: 
 
Structure Plan: 
C2 - Green Belt 
 
Local Plan: 
GB2A - Green Belt 
DBE1 - and 4 Design of new building. 
DBE9 - amenities of neighbours. 
RST24 - Lee Valley Regional Park 
 
 
Issues and Considerations:  
 
The main issue in determining this application is the same as last year when a similar proposal 
(although slightly larger) was refused and dismissed on appeal, that is, whether the proposed 
development is appropriate in the Green Belt and if not whether there are very special 
circumstances sufficient to outweigh the harm to the Green Belt that would result from the 
development. Additionally the design of the proposal and the impact on neighbours need to be 
considered. 
 
Green Belt 
 
The current building is an ex mission hall which has been used as a garage for about 20 years. It 
is constructed of corrugated iron over a timber frame, and retains its original appearance as a rural 
mission hall.  A certificate of lawfulness for use of the building as a residential annexe was issued 
in 2003, which confirmed that such conversion of the existing building would be lawful, as it had 
been used as a domestic outbuilding, within the curtilage of the dwelling for more than 10 years.  
The building has however not been converted to residential use.  The proposal would see the 
removal of this building and the erection of a new building, specifically built for ancillary living 
accommodation, 0.1m narrower and 0.1m lower in height. 
 
The erection of new buildings in the Green Belt for such purposes is inappropriate development as 
set out in government guidance and is by definition harmful to the Green Belt.  They should only 
be allowed if very special circumstances of sufficient to outweigh the harm caused by reason of 
inappropriateness and any other harm caused.  The onus is on the applicant to demonstrate very 
special circumstances.  This approach was agreed by the appeal Inspector in his report of January 
2006. 
 
The applicant has argued that the existing building is run down, and in considerable disrepair, that 
repairs and conversion would be expensive and would not be viable, and that replacement by the 
proposed building would improve the appearance of the site  
 
However, in the opinion of officers, the appearance of the current building is not so bad as to 
justify its replacement with a new building.  The building retains the appearance of its original 
function as a Mission Hall, of which a number remain in the district, and would appear to have 
been relatively common in the past.  Whilst it may be that the building cannot be converted this is 
not grounds for its replacement. Indeed when considering re use of buildings in the green belt 



Council policy requires that they are capable of conversion without major reconstruction because 
to allow new buildings is inappropriate. In this case although the Council has no control over the 
reuse for purposes ancillary to the use of the main house, it would set a dangerous precedent to 
allow a replacement building in its stead. 
 
Although it is accepted that the replacement building now proposed is very slightly smaller than the 
existing building, it is still prominently located at the front of the site in an inappropriate position for 
such an ancillary building.  The house has a considerable garden, with a number of existing 
outbuildings to the rear; erection of a further building of this size in this visually prominent location 
cannot be justified in Green Belt terms. 
 
The Inspector in relation to the previous appeal considered that a replacement building would 
harm the openness of the Green Belt and that there were no very special circumstances sufficient 
to overcome this harm. 
 
Design and the Street Scene. 
 
The proposed building is simple and well designed with appropriate materials, but despite this it is 
poorly related to the existing dwelling, with its entrance facing away from the property and it will 
appear prominent and incongruous in this location.  Whilst it is accepted that the existing ex 
mission hall is also prominent, this is a historic feature of the area that adds interest to the it and to 
try and replicate it with a new building in the same position, but with a different use would be 
misguided and harmful to the street scene. 
 
Once again, the Inspector considered that a replacement building would be very visible close to 
the road and not subservient to the dwelling, though the current application is for a building of a 
little less height. 
 
Impact on Neighbours. 
 
The proposed building will not have any adverse impact on any neighbouring properties. 
 
 
Conclusion: 
 
The proposed development is inappropriate within the Green Belt and by definition harmful. No 
very special circumstances exist sufficient to outweigh the harm.  Additionally the proposed siting 
is prominent and relates poorly to the existing dwelling and the street scene. It is not considered 
that the new plans overcome the reasons for refusal that were previously upheld on appeal. The 
application is therefore recommended for refusal. 
 
 
SUMMARY OF REPRESENTATIONS  
 
This report was completed prior to the end of the consultation period.  Any comments received will 
be reported orally at committee. 
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