
Report Item No: 1 
 
APPLICATION No: EPF/1155/07 

 
SITE ADDRESS: The Moat House 

Nazeing Road 
Nazeing 
Essex 
EN9 2JN 
 

PARISH: Nazeing 
 

WARD: Lower Nazeing 
 

APPLICANT: Mr L Mooney  
 

DESCRIPTION OF PROPOSAL: Partial demolition of the existing dwelling and erection of 2 no. 
3 bed chalet bungalows with new access drive with a single 
garage provided for plot 1. 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
CONDITIONS  
 
 
1 The development hereby permitted must be begun not later than the expiration of 

three years beginning with the date of this notice. 
 

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

3 Prior to the commencement of development details of screen walls, fences or such 
similar structures shall be agreed in writing by the Local Planning Authority, and 
shall be erected before the occupation of any of the dwellings hereby approved and 
maintained in the agreed positions. 
 

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 the Order) no first floor windows other than any 
shown on the approved plan shall be formed at any time in the southern elevation of 
the building hereby permitted without the prior written approval of the Local Planning 
Authority. 
 

5 Prior to the commencement of development details of screen walls, fences or such 
similar structures shall be agreed in writing by the Local Planning Authority, and 
shall be erected before the occupation of any of the dwellings hereby approved and 
maintained in the agreed positions. 
 

6 The development, including site clearance, must not commence until a tree 
protection plan, to include all the relevant details of tree protection has been 
submitted to the Local Planning Authority and approved in writing. 



 
The statement must include a plan showing the area to be protected and fencing in 
accordance with the relevant British Standard (Trees in Relation to Construction-
Recommendations; BS.5837:2005).  It must also specify any other means needed to 
ensure that all of the trees to be retained will not be harmed during the development, 
including by damage to their root system, directly or indirectly. 
 
The statement must explain how the protection will be implemented, including 
responsibility for site supervision, control and liaison with the LPA. 
  
The trees must be protected in accordance with the agreed statement throughout 
the period of development, unless the Local Planning Authority has given its prior 
written consent to any variation. 
 

7 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. 
 

8 Prior to the commencement of the development details of the proposed surface 
materials for the proposed access, parking and pavement. 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. 
 

9 Prior to the commencement of development full details of the proposed street 
lighting columns shall be submitted to and agreed in writing by the Local Planning 
Authority.  The details shall include proposed levels of illumination, shielding to 
prevent light pollution and means of operation to ensure that they are illuminated 
only when needed. The lighting shall then be installed in compliance with the agreed 
details prior to the first occupation of any part of the development and thereafter 
maintained and operated in accordance with the agreed details unless otherwise 
agreed in writing by the Local Planning Authority.  
 

10 The area within the sight splays indicated on the submitted plan shall be formed to 
give a clear and continuous view of traffic and shall not contain obstructions above 
the crown of the adjacent road. 



11 The parking area shown on the approved plan 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. 
 

12 A flood risk assessment shall be submitted to and approved by the Local Planning 
Authority prior to commencement of the development.  The assessment shall 
demonstrate that adjacent properties shall not be subject to increased flood risk and, 
dependant upon the capacity of the receiving drainage, shall include calculations of 
any increased storm run-off and the necessary on-site detention.  The approved 
measures shall be carried out prior to the first occupation of the building hereby 
approved and shall be adequately maintained in accordance with a management 
plan to be submitted concurrently with the assessment. 
 

13 Prior to commencement of development, including demolition or site clearance 
works, a phased contaminated land investigation shall be undertaken to assess the 
presence of contaminants at the site in accordance with an agreed protocol as 
below.  Should any contaminants be found in unacceptable concentrations, 
appropriate remediation works shall be carried out and a scheme for any necessary 
maintenance works adopted. 
 
Prior to carrying out a phase 1 preliminary investigation, a protocol for the 
investigation shall be agreed in writing with the Local Planning Authority and the 
completed phase 1 investigation shall be submitted to the Local Planning Authority 
upon completion for approval. 
 
Should a phase 2 main site investigation and risk assessment be necessary, a 
protocol for this investigation shall be submitted to and approved by the Local 
Planning Authority before commencing the study and the completed phase 2 
investigation with remediation proposals shall be submitted to and approved by the 
Local Planning Authority prior to any remediation works being carried out. 
 
Following remediation, a completion report and any necessary maintenance 
programme shall be submitted to the Local Planning Authority for approval prior to 
first occupation of the completed development. 
 

14 No development shall take place until the applicant has secured the implementation 
of a programme of archaeological work in accordance with a written scheme of 
investigation which has been submitted by the applicant and approved by the 
Planning Authority. 
 

 
 
 
Description of Proposal:  
  
This is a full planning application for the erection of two detached three-bedroom dwellings, one 
with an attached garage and the other with a detached garage to be located on garden land to the 
rear of The Moat House.  Access is to be taken on to the site via a private drive along the southern 
boundary. 
 
This scheme is essentially the same as that agreed by Plans Sub Committee D back in August 
2005 subject to a legal agreement, which was necessary because the applicant did not own all the 
land that would be affected by the proposal. The agreement was not entered into within 12 months 
and that application has therefore lapsed.  The application site has now been revised to include 
additional land to prevent the need for a legal agreement.   



 
 
Description of Site:  
   
The Moat House is a large 1960’s detached bungalow on a site of 844 sqm in the Nazeing built up 
area.  It fronts an unmade access roadway off Nazeing Road to the west of Nazeingbury Parade.  
The roadway serves the parade of local shops, the rear of Langley Green as well as Nazeingbury 
Close (4 relatively new properties) and ends at Fernbank Nursery to the north of the site.  To the 
east of the site lies Nazeingbury; a Grade II listed building which has its own access direct to 
Nazeing Road.  The northern boundary of the site forms the Green Belt boundary beyond which 
there is nursery development. 
 
 
Relevant History: 
  
EPF/1989/01 – demolition of existing dwelling and erection of 5 detached houses.  Refused and 
appeal dismissed (12/5/03) 
EPF/493/04 – demolition of existing dwelling and erection of 4 detached houses – Refused. 
EPF/2299/04 – Erection of two detached dwellings with garages and creation of new vehicular 
access.  Agreed subject to applicant entering into 106 agreement to ensure sight lines and lighting 
can be provided. 31/08/05. Now lapsed. 
  
 
Policies Applied: 
 
Structure Plan Policies. 
CS4 Sustainable new development. 
BE1 Urban intensification 
H3 Location of residential development. 
T7 Road hierarchy 
T12 Vehicle parking 
 
Local Plan Policies  
CP1 Sustainable development,  
CP2 Quality of environment,  
CP3 New development,  
CP6 Sustainable urban development patterns. 
GB7A Conspicuous development 
H2A Previously developed land 
DBE1 Design of new buildings 
DBE2 Impact of new buildings on neighbouring property. 
DBE3 Development in urban areas 
DBE8 Private amenity space 
DBE9 Impact on amenity 
LL10 Retention of landscape features 
LL11 Landscaping 
ST4 Road Safety. 
ST6 Vehicle Parking 
 
 
Issues and Considerations:  
 
A very similar scheme was considered acceptable back in 2005 subject to a legal agreement to 
ensure that sight lines, provision of a pavement and lighting, which were on land outside the 
applicant’s ownership, could be achieved.  Since then the applicant has purchased the area of 



land to the front of 1 and 2 Nazeingbury Close, over which the sight lines, pavement and lighting 
need to be provided, so a legal agreement is no longer required.   
 
The main issues therefore remain as in 2005; the principle and density of residential development; 
the impact on the character and appearance of the built up area, including the adjacent listed 
building and adjacent countryside; amenity and impact on neighbours; traffic and servicing. 
 
1. The principle of residential development. 
 
The site lies within the built up area of Nazeing but borders the Green Belt.  Redevelopment for 
residential purposes is acceptable in principle.  The proposed density is around 23.7 dwellings per 
hectare a little below the 30 - 50 sought by PPG3 and policy H3A of the adopted Local Plan, but 
this lesser density is considered appropriate to this location bordering the Green Belt. 
 
2. Visual impact. 
 
The proposed development is set away from the Green Belt Boundary to retain a softer edge to 
the urban area in accordance with policy GB7A and to overcome the objection to the 4 and 5 
dwelling proposals which were set only 1m away from the Green Belt Boundary.  The siting allows 
for retention of the existing mature trees along the eastern boundary of the site.  The scheme is 
set behind the fronting dwelling and will not be visually intrusive.  
 
The design of the chalet bungalows is traditional and in keeping with the area, with small dormer 
windows, the scale and massing of the buildings is considered appropriate 
 
3. Impact on Nazeingbury. 
 
It is not considered that the impact on the Grade II listed house to the east would be significant, 
given the modern context of the building which is already surrounded by housing on three sides.   
 
4. Impact on neighbours 
 
The proposal will not result in any direct overlooking of the neighbouring properties.  The front 
elevation of the western dwelling faces towards the rear of the rear garden of no 3 Nazeingbury 
Close, but at a distance of around 12m and separated by the new roadway and the 1.8m flank 
fencing of the close.  It is considered that the view will be too oblique to cause significant loss of 
privacy. 
 
The access road would run about 2m from the flank boundaries of Nos 2 and 3 Nazeingbury 
Close, but it is considered that the level of usage for just 2 dwellings would be low and it is not 
considered that it would result in a significant loss of amenity to the residents of those properties, 
given the context of current policies on the best use of urban land. 
 
5. Traffic and Highway Considerations. 
 
The existing unmade private road that this development would be accessed from is in a very poor 
state of repair and has no pavement or street lighting and this was an issue when the earlier 
application for 5 houses was dismissed on appeal.  This application includes the provision of a 
1.8m wide footpath in front of 1 and 2 Nazeingbury Close and in front of the Moat House and 2 
streetlights as were required previously by legal agreement.  The fact that the applicant has now 
purchased the land in question means that the legal agreement is no longer required and the sight 
lines, footway and street lighting can be required by condition.  There is concern from neighbours 
regarding the current poor state of the roadway, but this is private road, which is not the 
responsibility of the Council. Normally those who have a right of access over the road are 
responsible for its upkeep so it would be up to the owner of the road to negotiate with the 



developer with regard to allowing additional access over the road and to ensure its maintenance. 
Whilst it is accepted that the roadway serves many properties and may at times be congested it is 
not considered that the addition of two further dwellings will have a significantly adverse impact.  
The two dwellings each have adequate off street parking and the inclusion of pavement and street 
lighting can be seen as a benefit in terms of highway safety. 
 
6. Sustainability. 
 
The site is well located with regard to access to shops and services in Nazeing and generally 
accords with the sustainability policies of the Local Plan and Structure Plan. 
 
7. Other issues. 
 
The site has been identified as possibly of archaeological significance and therefore an 
archaeological condition is proposed to ensure that it is investigated prior to development. 
 
The site is within a Flood Risk Assessment Zone and as such on site water storage will be 
required to prevent increased risk of flooding, this will be subject to condition. 
 
A contaminated land survey will also be required prior to development because of the previous use 
of the land. 
 
The suggestion that the developer be asked to make a financial contribution for community 
benefits is not precise and is not for the purpose of dealing with adverse consequences of the 
development beyond the site.  Moreover, it was not a matter that was previously considered 
relevant when it was resolved to grant planning permission for the same development in 2005.  
Consequently the suggestion does not meet the tests for the use of S106 agreements and is not 
supported. 
 
 
Conclusion 
 
It is considered that there has been no material change in circumstances or policies since the 
previous decision to grant consent for a very similar development.  The proposals accord with the 
adopted policies of the Structure and Local Plan and the principles of making the best use of urban 
land.  The application is therefore recommended for approval subject to conditions. 
 
 
SUMMARY OF REPRESENTATIONS:  
 
PARISH COUNCIL- Do not object to the application, however members did raise concern 
regarding sewage problems experienced in the locality and problems with access from Nazeing 
Road.  The road is very narrow and is used by an increasing number of customers to the local 
shopping precinct including deliveries to shops and the industry behind.  If the officer is inclined to 
grant permission, Members have asked that the developer may consider in a form of a 106 
Agreement contributing some of the profit for the benefit of the community. 
 
8 LANGLEY GREEN – Strongly oppose.  Parking in front of shops is not sufficient for the amount 
of vehicles using them. Traffic backs up onto the busy main road causing hazard and making it 
difficult to exit our right of way behind our properties.  The road surface is in very poor condition, 
any extra volume of traffic will make matters much worse. Concerned that there are existing 
sewage pipe problems. See previous objection to last application. 
 



4 LANGLEY GREEN – Opposed. New buildings will increase traffic in already congested location.  
The private road has not been maintained for many years, there are burst pipes. Traffic to the 
nursery is getting heavier and delivery vans etc often block the access to our garages.  
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Site Name: The Moat House, Nazeing Road, 
Nazeing, EN9 2JN 

Scale of Plot: 1/1250



Report Item No: 2 
 
APPLICATION No: EPF/1458/07 

 
SITE ADDRESS: Field adj to, Friars Lodge 

Tylers Road 
Roydon 
Harlow 
Essex 
CM19 5LG 
 

PARISH: Roydon 
 

WARD: Broadley Common, Epping Upland and Nazeing 
 

APPLICANT: Mr Geoffrey Makepeace 
 

DESCRIPTION OF PROPOSAL: Erection of 4 x loose boxes with tack room and hay storage, 
wooden construction fixed to concrete base inside field 
adjacent to Friars Lodge. (Resubmitted application) 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
CONDITIONS  
 
1 The development hereby permitted must be begun not later than the expiration of 

three years beginning with the date of this notice. 
 

2 A flood risk assessment shall be submitted to and approved by the Local Planning 
Authority prior to commencement of the development.  The assessment shall 
demonstrate compliance with the principles of Sustainable Drainage Systems 
(SuDS).  The approved measures shall be carried out prior to the first occupation of 
the building hereby approved and shall be adequately maintained in accordance 
with a management plan to be submitted concurrently with the assessment.. 
 

3 No development shall take place until details of tree planting, including positions or 
density, species and planting size have been submitted to and approved in writing 
by the Local Planning Authority, and shall be carried out prior to the occupation of 
the development for its permitted use, or in accordance with a timetable agreed in 
writing with the Local Planning Authority.  If within a period of five years from the 
date of planting any tree, or replacement, is removed, uprooted or destroyed or dies 
or becomes seriously damaged or defective, another tree of the same species and 
size as that originally planted shall be planted at the same place unless the Local 
Planning Authority gives it's written consent to any variation. 
 

4 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. 
 



5 The proposed development hereby approved must be constructed of traditional 
black-stained feather edge weatherboarding, the roof must be pan-tiled of slate and 
the doors and windows must be timber. 
 

 
 
Description of Proposal:  
  
The applicant is seeking planning permission for the erection of a stable within the open field 
adjacent to Friars Lodge.  
 
The stable will comprise of 4 loose boxes with tack room and hay storage. It will have a length of 
17.78 metres by a width of 8.4 metres and will have an overall height of 2.87 to the pitch of the 
roof. 
 
Materials for the stable will include a timber frame with external cladding (softwood shiplap 
boarding) and roofing sheets either Farmscape range of anthracite grey or serpentine green 
sheets. 
 
Hard surfacing area is also proposed in the form of a driveway to provide vehicle access to and 
from the stable block from the existing entrance gate. The hard surfacing area will also surround 
the stable block for vehicles to park during deliveries of hay and other items associated with the 
use.  
 
The applicant has stated that the stable block is to be used for private use only and not for livery 
purposes. There are to be no more than 4 horses on the site at any one time.  
 
 
Description of Site:  
   
The subject site is a large open field approximately 4 acres in size which is located within the 
Metropolitan Green Belt and a Conservation area. The site is located east of Friars Lodge and is 
on the southern side of Tylers Road. Tinkers Lane runs parallel to the western boundary of the site 
for approximately 65 metres before it turns into a bridle path.  
 
The site is currently vacant with only mature vegetation scattered throughout the site and on the 
boundaries. There is a steep slope that falls away from the north of the site to the south. 
 
Located within the surrounding area there are a number of detached buildings and outbuilding 
which are mainly for residential uses however there is also a public house known as the Green 
Man north of the subject site. 
 
 
Relevant History: 
  
EPF/0866/07 – Erection of 4 x loose boxes with tack room and hay storage (withdrawn) 
  
 
 
Policies Applied: 
 
Structure Plan; 
C2 Development within the Metropolitan Green Belt 
HC2 Conservation Areas  
 



Local Plan Polices; 
DBE1, DBE2, DBE4 and DBE9 relating to design, impact on neighbours and locality. 
HC7 Development within Conservation Areas 
RST4 Horse Keeping 
RST5 Stables 
GB2A Development in Green Belt 
 
Issues and Considerations:  
  
The site is within the Green Belt and a Conservation Area and therefore the main concerns to be 
addressed are whether there are any impacts on the openness of the Green Belt, the visual 
amenity of the area and on the amenities of neighbours. 
 
1. Green Belt: 
 
Policy GB2A of the Local Plan sets out the forms of development that are appropriate in the Green 
Belt. These include, for the purpose of agriculture, horticulture or forestry and for uses that 
preserve the openness of the green belt.  
 
The keeping of horses for recreational purposes is a growing activity in the urban fringe of London. 
There is considerable demand for agricultural land to be given over to horses in the district. 
Factors to be taken into account include surplus agricultural land, the need for diversification, and 
the proximity to Epping Forest. 
 
The proposed development would not have an adverse impact upon the character and the 
appearance of the landscape due to its small scale and size. The amount of land is adequate for 
the welfare requirements of the number of horses intended to use it and the amount of horse riding 
that is likely would not lead to excessive highway danger.  It is also considered that the keeping of 
horses in this location would not have an impact on the increased pressure on the bridleway 
network within the surrounding area and within Epping Forest.  
 
Due to the existing screening on the boundaries and the steep slope of the land the majority of the 
proposed development will not be seen from Tylers Road and adjoining properties. A condition can 
be imposed on any grant permission requiring additional planting along the boundaries of the site 
to fill in any gaps where the development might be seen.  
 
In this case it is considered that the proposed development is not excessive and that its use would 
still preserve the open character and appearance of this part of the Green Belt and would not 
conflict with the purposes of land included within it. 
 
2. Visual Amenity: 
 
Policies DBE1, DBE2 and DBE4 of the Epping Forest District Local Plan seeks to ensure that a 
new development is satisfactorily located and is of a high standard of design and layout. 
Furthermore, the appearance of new developments should be compatible with the character of the 
surrounding area, and would not prejudice the environment of occupiers of adjoining properties.  
 
As the site is located within a Conservation Area the application was referred to Council’s Heritage 
Officer who advised that there was no objection to the development. 
 
The proposal would have a traditional appearance that would preserve and enhance the character 
of the Conservation Area.  Conditions can be imposed to safeguard the appearance of the building 
in terms of the materials used. 
 



The proposed development will be set back a significant distance from the highway and will be 
screened by existing vegetation on the site. Therefore it will not be widely visible to passing 
vehicles or to adjoining property owners.  
 
It is considered that the size, scale and form of the development has been designed in a way so 
that it does not appear bulky or oversized.  
 
3. Highway/Parking Issues: 
 
Vehicle access to the site is via Tinkers Lane which runs off Tylers Road. Hard surfacing is 
proposed in the form of a driveway to provide vehicle access to and from the stable block from the 
existing entrance gate. Due to the hard surfacing within the site it is considered that there would 
not be an impact on traffic movement along Tinkers Lane as vehicles can park within the site when 
deliveries are made. It is considered that vehicle movement along Tinkers Lane will still be efficient 
and effective without causing an impact to highway safety.  
 
4. Impact on Neighbours: 
 
Given the relatively small scale of the proposed development and its position in relation to the 
boundaries, it is considered that there would be no significant material detriment or an impact to 
the amenities to adjoining property owners and the level of the intensity of the use is not 
considered to be excessive. 
 
Conclusion: 
 
In conclusion it is considered that the proposed development would not have an impact on the 
open character of this part of the Green Belt or to the Conservation Area. There is no significant 
harm to the amenities of neighbouring properties or to the visual amenity of the area and the 
application is therefore recommended for approval subject to conditions. 
 
 
SUMMARY OF REPRESENTATIONS:  
 
PARISH COUNCIL: The committee had no objections to the application 
 
SUNSETS, TINKERS LANE   Concerned about possible obstruction by parked vehicles in Tinkers 
Lane which needs to be kept clear as a right of way at all times in order traffic can be unrestricted 
in and out of our premises.  No doubt this is going to be another ‘riding school’.  I fear that visitors 
will completely block the access to our premises at the end of Tinkers Lane. 
 
GREEN MAN, TYLERS ROAD  Object – will block view of countryside from all windows.  
Increased number of horses will increase amount of manure which will lead to increased vermin.  
Query re parking as Tinkers Lane is a narrow lane and not possible to park cars and leave room 
for passing.  Public footpath runs inside field parallel with Tinkers Lane and bridle path, though 
access is via locked gate at top and stile at bottom. 
 
BERRY MEADOWS FARM  No objection to stables but concerned about parking blocking access 
unless other arrangements made. 
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Site Name: Field adj. To Friars Lodge, Tylers 
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Report Item No: 3 
 
APPLICATION No: EPF/1570/07 

 
SITE ADDRESS: Hillside Nurseries 

Hamlet Hill 
Roydon 
Harlow 
Essex 
CM19 5JU 
 

PARISH: Roydon 
 

WARD: Broadley Common, Epping Upland and Nazeing 
 
Roydon 
 

APPLICANT: Ms Julie Irons 
 

DESCRIPTION OF PROPOSAL: Retention of the change of use of land to domestic garden 
and retention of  summerhouse building. 
 

RECOMMENDED DECISION: Refuse Permission 
 

 
REASONS FOR REFUSAL 
 
 
1 The suggested curtilage extension is poorly related to the existing residential 

curtilages of the dwelling and the adjacent dwelling and intrudes illogically into 
agricultural land at the rear, contrary to policy GB4 of the adopted Local Plan and 
Alterations.  
 

 

2 The summerhouse building is inappropriate development in the Green Belt, by 
definition harmful, and it is not considered that there are very special circumstances 
sufficient to overcome the harm to openness that results from the development.  The 
proposal is therefore contrary to policy GB2A of the adopted Local Plan and 
Alterations and policy C2 of the Essex and Southend on Sea Replacement Structure 
Plan. 

 

 
 

This application is brought to committee at the request of Cllr Penny Smith. 
 

Description of Proposal:  
  
Retention of change of use of a narrow strip of agricultural land to domestic garden and retention 
of summerhouse building within that piece of land.  The summerhouse is a building measuring 
10m in length and 4m in width with a ridge height of 4m.  It has a brick plinth and is black 
weatherboarded with a pitched tiled roof. The application also proposes relinquishing a small part 
of the existing authorised residential curtilage for agricultural use and the introduction of planting to 
help obscure the footpath to the summerhouse. 
 
 



Description of Site:  
   
The site lies to the rear of a recently constructed replacement dwelling on land that has only 
agricultural use, having previously been a nursery, located on the southern side of Hamlet Hill.  
There are residential properties opposite the site and to the east.  The summerhouse is located 
close to the eastern boundary of the site behind the property known as Havana. There are 
substantial trees forming a hedgerow along this eastern boundary.  The land rises to the south and 
east and apart from the summerhouse is free from buildings and is essentially open grassland.  
The summerhouse is over 65m away from the house. There is no boundary delineation between 
the authorised residential curtilage of the dwelling and the land to the rear. 
 
 
Relevant History: 
 
The site was originally a nursery and there is a long enforcement history from the 1970’s relating 
to unauthorised uses of the site. 
 
There was a small wooden building at the front of the site, originally a “farm shop” which in 2002 
gained a certificate of lawfulness for use as a dwelling as it was proved that it had been lived in as 
a residential unit for more than 4 years.  The certificate of lawfulness related only to the building 
and a very small area of land and states that the remaining area of land is agricultural. 
 
In 2004 planning permission was granted for replacement of the lawful dwelling with a new single 
storey dwelling of similar footprint (although a higher ridge) and detached double garage. Planning 
permission was granted subject to the removal of permitted development rights and subject to a 
condition restricting the size of the residential curtilage to an L shaped area of land of 0.18 
hectares.  This was considerably larger than the Lawful area but was considered to relate well to 
the garden of the adjacent property and to provide adequate amenity space.  The 0.4-hectare field 
to the rear of the bungalow was therefore to retain agricultural status.   
 
  
Policies Applied: 
 
Structure Plan 
C2 Green Belt 
 
Local Plan and Local Plan Alterations 
GB2A Green Belt 
GB4 Extensions to residential curtilages. 
DBE4 Design in the Green Belt 
DBE1 Design of new buildings 
DBE2 Effect on surrounding buildings  
 
 
Issues and Considerations:  
  
The main issues in the consideration of this application are Green Belt, impact on residential 
amenity, and design 
 
1. Green Belt. 
 
In green belt terms there are two aspects to this application, firstly the extension of the residential 
curtilage and secondly the retention of the building. 
 



2. Residential curtilage: 
 
The change of use of land to residential curtilage is likely to alter the character and appearance of 
land and is therefore generally resisted. Policy GB4 of the Local Plan and Alterations sets out that 
such extension will only be permitted where the Council is satisfied that; (i) it would not have an 
adverse effect on the character of the landscape and (ii) it would relate well to the curtilages of any 
adjoining residential properties; and (iii) it would not be excessive in size.  The policy goes on to 
state that in granting permission for any such development the Council may: (a) withdraw 
permitted development rights for the area concerned in respect of buildings and hard surfaces and 
(b) impose appropriate planning conditions. 
 
In this instance it is not considered that the proposed narrow strip of land along the rear boundary 
of the neighbouring property and some 47m into the agricultural land to the rear would relate well 
to either the dwelling itself or to the curtilages of adjacent properties.  It is an illogical intrusion, 
which, as it is designed to retain views over the agricultural land to the west is also likely to result 
in the remainder of the field being used as garden also.  To change the whole field to garden, 
which may appear more logical and defensible, would clearly result in a garden of excessive size 
for the dwelling. 
 
3. Retention of the summerhouse: 
 
Where permission is granted for changes to residential curtilage, strict control is then exercised to 
prevent hardstanding or buildings being constructed as permitted development.  In this instance 
the summerhouse has already been constructed but the application must be considered as if it had 
not been. 
 
The summerhouse is not a small building.  It is similar in length to the recently constructed 
dwelling and clearly has an impact on openness.  There is no policy relating to domestic 
outbuildings in the Local Plan and they are generally considered on their merits but in the context 
that they are inappropriate development and their size should therefore be kept to a minimum.  
Given that the replacement dwelling approved in 2004 was larger than the lawful dwelling it 
replaced and that a large detached garage to meet the reasonable storage and garaging demands 
of the dwelling was also approved at that time and has been constructed, it is not considered that 
there is any justification for this additional outbuilding which is nearly half the size of the dwelling 
and is very poorly located, intruding deeply into the open area at the rear of the dwelling. 
 
The proposal is therefore clearly contrary to policies GB2A and GB4 of the adopted Local Plan and 
Local Plan Alterations. 
 
4. Are there Very Special Circumstances sufficient to override the harm caused by 

inappropriateness and other harm?: 
 
The applicant argues that she was unaware of the restrictive curtilage of the new dwelling and that 
the building was constructed under the misapprehension that it was permitted development (being 
less than 4m high).  Additionally, the building is built on the site of an earlier agricultural building, 
which was removed when she developed the site.  It is not considered that this can amount to very 
special circumstances sufficient to outweigh the harm that will result from inappropriate 
development because these circumstances are readily capable of being reproduced on any other 
Green Belt land that has a small redundant agricultural building. 
 
Furthermore, although the building is not readily visible from the road and additional landscaping is 
proposed, national planning guidance makes it clear that the fact that a building may not be 
prominent from outside the site does not make it acceptable.  In this case although the building is 
not visible from Hamlet Hill, it is clearly visible from adjacent land. 
 



The offer to give up part of the existing curtilage to offset the additional area proposed is not 
accepted as the new area is so much more intrusive and illogical in relation to the dwelling.  
Moreover, it would be difficult to restrict the use of this small area. 
 
5. Design 
 
The summerhouse is well designed and of suitable materials for its location. 
 
6. Impact on residential amenity 
 
The summerhouse is located to the rear to the dwelling known as Havana, but it is well screened 
and it is not considered that either the building or the residential use of the land will result in any 
harm to residential amenity. 
 
 
Conclusion. 
 
The development is inappropriate in the Green Belt, relates poorly to the existing authorised 
residential curtilage and is harmful to openness.  The application is therefore recommended for 
refusal. 
  
 
SUMMARY OF REPRESENTATIONS:  
 
PARISH COUNCIL – Object. Inappropriate development in the Metropolitan Green Belt. 
 
HAVANA, HAMLET HILL – No objection to change of use of land to domestic garden. No objection 
to summerhouse subject to conditions (subject to small pathway being constructed adjacent to the 
boundary fences of the south and east fencing if deemed necessary and this not being screened 
as this may restrict my views, noise levels to be kept to a minimum, if access is to be adjacent to 
my boundary then I should be consulted on any planting scheme as this will impact on my views, 
any planting should be restricted to no more than 1.5m.  For information I have lived here since 
1983 and have always enjoyed uninterrupted views across the field behind my property (where the 
summerhouse now is) there was a brick structure on the north east corner of the land which has 
not interrupted my views though the summerhouse situated some 50m away from my decking 
does to a small degree, it blends with the environment and is more pleasing to the eye. 
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Report Item No: 4 
 
APPLICATION No: EPF/1280/07 

 
SITE ADDRESS: Land at Manor Farm and  

Land adj to High Beech Primary School 
Mott Street 
High Beach  
Loughton 
Essex 
IG10 4AP 
 

PARISH: Waltham Abbey 
 

WARD: Waltham Abbey High Beach 
 

APPLICANT: Mr & Mrs D Evans 
 

DESCRIPTION OF PROPOSAL: Outline application for 12 no. affordable houses and 12 no. 
private houses on land at Manor Farm, new vehicle access to 
school and car park. (Revised application) 
 

RECOMMENDED DECISION: Refuse Permission 
 

 
REASONS FOR REFUSAL 
 

1 The Manor Farm site is within the Green Belt where the development of housing is 
inappropriate.  It has not been demonstrated that there are very special 
circumstances sufficient to overcome the very real harm to openness that would 
result from the development.  The proposal is therefore contrary to policies C2 , CS2 
and H5 of the Essex and Southend on Sea Replacement Structure Plan and policies 
GB2A and GB16 of the adopted Local Plan and Alterations. 
 

2 The location, lack of footways and limited access to public transport would mean 
that virtually all journeys generated by the proposed development would be by 
private vehicles.  The proposal is not therefore considered sustainable development 
and is therefore contrary to policies CS1, CS2, CS4 and H2 of the Structure Plan 
and policies CP1, CP3, CP6, ST1 and ST2 of the adopted Local Plan and 
Alterations.  
 

3 Having regard to the existing traffic use and the additional traffic which this proposal 
is likely to generate or attract, the roads that connect the proposed accesses to the 
sites to the nearest traffic distributors are considered to be inadequate to cater for 
the proposal whilst providing reasonable safety and efficiency for all road users 
owing to the unsatisfactory width and alignment.  The proposal is therefore contrary 
to policy T7 of the Structure Plan and policies ST2 and ST4 of the adopted Local 
Plan. 
 

4 The proposed housing development introduces an alien and uncharacteristic pattern 
of development to this rural location, which does not relate well to the established 
and traditional form of residential development in the area, is intrusive in the 
landscape and is harmful to the character and visual amenity of the rural area 
contrary to policies DBE1 and DBE4 of the adopted Local Plan and Alterations. 



Description of Proposal 
 
Outline application for the erection of 12 affordable houses and 12 private houses on land at 
Manor Farm, Mott Street, new vehicle access for High Beech Primary School, including 
construction of car park on land adjacent to High Beech Primary School. All matters of detail are 
reserved for subsequent approval.  
 
An indicative layout plan shows the site at Manor Farm being served by an existing access with 
the 12 affordable homes laid out on the west side of the site taking up approximately 2 acres of 
land and the 12 private detached dwellings utilising a greater area of land (6.5acres) to the north 
and east of the affordable homes. A further 2 acres of land between the eastern boundary of the 
site and Manor Farm is to be laid out as landscaped parkland. The indicative plan shows the 
proposed car park to the east of the school again using an existing access off Mott Street, set back 
from the road and with areas of parkland on either side of the access. 
 
The information provided with the application sets out that the affordable houses will be a mix of 
terraced and semi detached properties measuring between 6 metres and 9.5m wide and 6m and 
9m deep, with ridge heights of 7.5m. 
 
The proposed private housing is to be 12 detached properties between 20 and 26m wide, 12m 
deep and approx 8m high, each on a half acre plot.  The proposals also include provision of 
garaging. 
 
The supporting statement explains that it is intended to offer the proposed 12 affordable units for 
key workers, (in perpetuity at an affordable rent, in line with Epping Forest District Council rental 
charges) both local and from outside the district, and that a trust fund would be set up to enable 
the maintenance of the houses and enable the High Beech School improvements. 
 
The applicant has made it clear that he would like to make the affordable units available to help 
meet the housing needs of workers at Whipps Cross Hospital. 
 
 
Description of Site 
 
The application site is split into two areas. The first site would be on land at Manor Farm, to the 
west of the main dwelling house approximately 2.8 hectares in size, on the north side of Mott 
Street. This area of land currently accommodates a number of single storey stable buildings and 
fields used for grazing. The land is level with surrounding levels falling to the north and west and 
rising to the south and east. The second site is east of Highfield Cottage, currently accommodating 
a field for grazing. Ground levels fall away to the north. Both sites lie within High Beech and are 
within the Metropolitan Green Belt.  
 
 



Policies Applied 
 
Structure Plan Policies:- 
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 
 
Local Plan and Local Plan Alterations:- 
CP1 Sustainable development objectives 
CP2 Quality of environment 
CP3 new development 
CP4 energy conservation 
CP5 sustainable building 
CP6 Sustainable urban development patterns 
CP7 urban form and quality 
CP9 Sustainable transport. 
GB2A – General Restraint 
GB7A conspicuous development 
GB16 – Affordable Housing 
H1A Housing provision 
H2A Previously developed land 
H3A Housing Density 
H4A Dwelling Mix 
H6A, H7A, H8A  Form of provision of affordable housing 
H9A lifetime homes 
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 
LL2 – Resist inappropriate development 
LL10 – Retention of trees 
LL11 – Landscaping schemes 
ST1 Location of development 
ST2 Accessibility of development 
ST4 Road safety 
ST6 Vehicle parking. 
I1A Planning obligations. 
 
 
Relevant National Planning Policy Guidance: 
PPS1 – Delivering sustainable development 
PPG2 – Green Belt 
PPS3 – Housing 
PPS7 – Sustainable development in rural areas 
 



 
Issues and Considerations 
 
The main issues and considerations of this application are the appropriateness of the development 
within the Green Belt and whether special circumstances exist to overcome Green Belt concerns, 
whether it is a sustainable form of development, its impact on highway safety and any amenity 
issues. The report is split, separating the two proposals and addressing the issues on each with a 
section after assessing the application as a whole. 
 
Proposal A – Outline application for 12 affordable houses and 12 private houses on land at 
Manor Farm 
 
1. Relevant History 
 
EPF/111/98 – Conversion of stables to provide 3 dwellings and enlargement of roof – Approved 
with conditions 13/5/98 
EPF/699/00 – Outline application for the erection of one residential dwelling and removal of B1, 
B2, B8 uses, livery stable, ménage, storage barns, retail sale area and commercial storage and 
restoration of land to open parkland and domestic garden – Approved with conditions 15/05/01 
EPF/700/00 – Outline application for the erection of one residential dwelling – Approved with 
conditions 9/8/00 
RES/EPF/2087/00 – Reserved matters pursuant to planning permission ref. EPF/700/00 – 
Approved with conditions 28/03/01 
RES/EPF/1051/01 – Reserved matters pursuant to planning permission ref. EPF/699/00 – 
Approved with conditions 12/10/01 
EPF/174/02 – Amendment to existing consent for new dwelling  to install front and rear dormers 
and triple garage – Approved with conditions 3/4/02 
EPF/864/02 – Alterations and change of use of existing outbuildings to 3 self contained residential 
units (Amendment to planning consent EPF/111/98) – Approved with conditions 10/7/02 
EPF/132/04 – Change of use of former barn from office and ancillary use with flat over, to two 
dwellings with garage/store – Withdrawn 4/06/04 
EPF/1098/04 – Outline application for the removal of former farm buildings and stables complex 
and replacement with single dwelling house – Approved with conditions 2/11/04 
EPF/0635/06  Outline application for 12 affordable and 12 private houses on land at manor Farm, 
two replacement houses on land at 15 and 16 Mott street, new vehicular access to school, car 
park and new school playing field on land adjacent to High Beech Primary School.  Recommended 
for refusal but withdrawn before committee. 
 
2. Green Belt Considerations 
 
The site lies within High Beach, within the Metropolitan Green Belt. The fundamental aim of Green 
Belt policy is to keep land permanently open by preventing the unrestricted sprawl and to 
safeguard the countryside from encroachment. The erection of residential dwellings in the Green 
Belt is inappropriate development by definition harmful. 
 
It is therefore for the applicant to show why permission should be granted. 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 issue here is whether any very special circumstances exist in this case that are of sufficient 
weight to justify allowing development that is clearly harmful to the openness of the Green Belt. 
 
The applicant suggests that the provision of 12 “affordable” houses for key workers amounts to 
very special circumstances.  The applicant argues the affordable element of the scheme would 
allow key workers to live in the District who would otherwise need to live outside of it is beneficial 



and this benefit would be maintained in perpetuity.  The applicant offers a trust fund to maintain 
the “affordable” houses and to facilitate the local High Beech school improvements and argues this 
would preserve the village environment.  A letter from the Head of Medicine at Whipps Cross 
hospital has been submitted indicating that he would be interested in as many of the affordable 
houses as possible. 
 
The applicant argues further that the site should be considered a brown field site as it has 
accommodated a commercial livery business for over 36 years. The development would see the 
removal of the old stable blocks, consisting of 20 stables in 10 blocks of two stables with tack 
rooms and hardstanding.  The applicant therefore considers the existing condition of the land and 
the replacement of the small stable buildings with 24 houses as amounting to a very special 
circumstance. 
 
The applicant’s contention that very special circumstances exist is not accepted for the reasons 
set out below: 
 
Since only 50% of the proposed housing would be for open market housing, the proposal extends 
the built up area of High Beech into the open countryside and having regard to the objection raised 
by the Town Council, this proposal does not meet the requirements of the adopted rural 
exceptions policy (Policy GB16). No weight can therefore be attached to the affordable housing 
element of the scheme as justification for allowing inappropriate development within the Green 
Belt. 
 
Paragraphs 5.72a of Policy GB16 explains further what settlements could be appropriate for an 
affordable housing scheme. High Beech is not mentioned, and further discussion with the 
Council's forward planning department results in the view that High Beech cannot be described as 
an appropriate settlement given the relative wide spread of local community facilities. 
 
The Council’s Head of Housing has been consulted regarding this application and has raised 
considerable concern.  He states, inter alia “ I have to advise that the proposed affordable housing 
provision for the development is totally insufficient and should not be used in itself as a justifiable 
reason for moving away from the Council’s normally strict policy of restraint.  If outline planning 
permission was granted for the proposed development, it would set a precedent for other 
proposed developments in the Green Belt where affordable housing is proposed.  Not only would 
this compromise the Council’s normal policy of restraint, but it would also indicate to developers 
that low levels of affordable housing provision are acceptable. 
 
The applicant proposes that the 12 affordable homes would be provided by a new Village Trust 
that would be established.  I would strongly advise against allowing such an approach.  Members 
will be aware that the Council has very good partnership arrangements with its Preferred 
Registered Social Landlord (RSL) Partners and expects developers to work with them to provide 
the affordable housing.  There are two main reasons for this approach.  Firstly, RSLs (housing 
associations) are strongly regulated by the Housing Corporation to ensure high levels of 
management and maintenance and that rent levels remain affordable.  Secondly, all of the 
Council’s Preferred RSL Partners are eligible for funding from the Housing Corporation, which 
brings inward investment to the District to subsidise the cost of affordable housing provision.  A 
Village Trust would not be subject to such regulation or be able to access funding.  The Council 
also has nomination agreements with each of its Preferred RSL Partners, which requires the 
Council to have nomination rights to all of the affordable properties at handover, and 75% 
thereafter, to ensure that those applicants on the Council’s Housing Register in the most need are 
given priority.  
Finally, the Housing Scrutiny Panel concluded that there was no merit at the present time in 
exploring further the possibility of allowing affordable housing in the Green Belt, on the basis that it 
would constitute very special circumstances and an exceptional reason to the Council normal 
policy.  The Panel felt that the importance of protecting the Green Belt outweigh the benefits of 



affordable housing.  This was particularly in light of the Council’s stance and the proposals within 
the draft Essex of England Plan, which advocates a reduction in the number of new homes 
proposed for the District.” 
 
Were this site not on designated Green Belt land the Local Authority would still be seeking 50% 
affordable housing for a development of this size, therefore the 50% proposed (on only a fraction 
of the site), can in no way be used to justify an exception to the strong green belt policy of 
restraint. 
 
Part of the site (where the stables and hardstanding are located) is indeed previously developed, 
but the greater part of it is not. The applicant's contention that the land is 'brownfield' land is not 
considered to be a true reflection of the condition of the land but in any case this is not a matter to 
which any weight can be attached.  The designation as Green Belt land overrides the brown field 
issue.  Inappropriate development in the Green Belt does not become appropriate by virtue of the 
land having been previously developed. 
 
3. Sustainability and Highways Issues 
 
Both the  Structure Plan and the Local Plan have core policies  which in line with government 
guidance seek to direct new development to urban areas with good access to jobs, shops and 
facilities to reduce the need for motorised private transport. 
 
This site is clearly not well located for pedestrian or cycle access to facilities. There are no 
footways along Mott Street and the road is narrow and uninviting to walkers and cyclists.  The site 
is not within easy walking distance of shops or workplaces and there is only limited public 
transport.  It is clear that anyone living in the new development will be heavily reliant on the car for 
nearly all journeys.  
 
This proposal would result in a further 24 dwellings being located along this stretch of Mott Street 
where there are currently 31 existing properties. This would result in an increase in the number of 
dwellings by over 80%.  
 
The Highway Authority have raised objection to the proposal and state, “Having regard to the 
existing traffic use and additional traffic which this proposal is likely to generate or attract, the 
roads which connect the proposed accesses to the nearest traffic distributors are considered to be 
inadequate to cater for the proposal while providing reasonable safety and efficiency for all road 
users owing to the unsatisfactory width and alignment contrary to Essex and Southend on Sea 
replacement structure plan policy T7”. 
 
In other words the Highways Authority considers that Mott Street is inadequate to cope with the 
additional vehicular traffic that would be generated by this aspect of the proposal. The lane is 
narrow, unable to cope with two-way traffic in parts and Highways consider that the generation of 
additional traffic would have a detrimental effect on highway safety. This is further grounds for 
conflict with Policy GB16 as well as Policy ST4 of the Local Plan Alterations.  The applicant 
disagrees, contending that the proposals would not result in a significant increase in traffic over the 
existing livery use of the site, but he has not produced substantial evidence of this. Given the need 
for occupants to rely on the car and the size of the proposed dwellings it is considered that there 
would be an increase in traffic which would be harmful to highway safety.  
 
4. Contamination 
 
The applicant argues that the site is contaminated, although there is no information to the size of 
the problem. Although no test results have been submitted along with the application, a condition 
regarding a phased contaminated land investigation can be attached to any permission given as 



should any contaminants be found appropriate remediation works can be carried out to address 
the issue. A suitably worded condition can be attached to any permission given. 
 
5. Amenity 
 
Although only indicative, as all matters have been reserved for subsequent approval, it is 
considered that the layout of the dwellings as shown on the submitted drawing would not result in 
a material loss of amenity to the existing neighbouring dwellings.  
 
6. Design 
 
Although the application is in outline only with all matters reserved, recent changes in planning 
require that the approximate location and size of buildings together with access points must be 
submitted together with details of the design concepts and principles behind the proposal. 
 
In broad terms it is considered that the proposed housing layout with two very distinct and different 
forms of development (small affordable units to one side with large private dwellings (each one up 
to 6 times the floor area of the smallest affordable unit) on the other, is inappropriate. 
 
The position and layout of the development which extends some 160m back from Mott Street and 
introduces a suburban cul de sac style development is totally alien to the traditional development 
patterns of this part of the District and is at odds with the design policies of the Local Plan and the 
principles set out in the Essex Design Guide. 
 
No real design principle has been put forward to explain the proposed layout. 
 
7. Other Issues 
 
The applicant submitted a later statement to form part of the application, which was not received 
until 24th August, so has not been open to public consultation.  This statement argues that 
historically there were about 20 dwellings in the area that were agricultural tied cottages which 
meant they were affordable and available to key local workers, these have been sold off with the 
decline of agriculture.  The applicant states that this application is an attempt to redress this 
situation by re-introducing affordable homes to meet current key worker needs.  He argues that the 
original mix of both tenanted and privately owned houses produced a balanced community and 
that the proposal to replace the “lost” rented cottages with modern affordable homes will have a 
beneficial effect on the local community at large. 
 
The policies of the Local Plan do seek to achieve a mix of housing for all members of the 
community, but it is not considered that this is the overriding issue in this instance where the 
predominant issue is protection of the Green belt from inappropriate development. 
 
    
Proposal B – New vehicle access to school, car park and creation of parkland gardens. 
 
1. Relevant History 
 
EPF/0635.  Outline application for 12 affordable and 12 private houses, two replacement houses, 
new vehicular access to school, car park and new playing field.  Recommended for refusal but 
withdrawn before committee. 
 
 



2. Issues and considerations. 
 
The main concerns are again impact on the Green Belt, whether there are very special 
circumstances and highway and sustainability issues.  
 
3. Green Belt 
 
The provision of this access and parking area for the primary school has been promoted  by the 
applicant as a  “community gain” or “public good” order to counter the harm of residential 
development within the Green Belt. The applicant says that the current situation regarding the 
dropping off and picking up of schoolchildren attending High Beech Primary School is 
unacceptable. The road is extremely narrow at its access and lack of parking facilities exacerbates 
the situation twice during the day. He further argues that despite the fact that the school has a bus 
service in order to reduce the number of vehicles to and from the site, approximately 30 cars pick 
up and drop off children near the gates for around half an hour each morning and afternoon.  He 
contends that due to the narrowness of the road at this point, not only does this cause some level 
of disturbance to the nearby residents but is also a danger to highway safety. A car park is 
proposed to the east of the school in order for parents to drop off and pick up their children at the 
beginning and the end of the day off the highway. Small parkland areas are to be provided on 
either side of the access. 
 
The land where the car park and playing field would be located would require a significant amount 
of earthworks in order to result in levelling the site. There are a number of preserved trees on the 
boundary with High Beech School. As this site is relatively steep with ground levels falling to the 
north west, the Council’s Landscape Officer argues that any levelling could seriously impact upon 
the trees. However, a recommendation for refusal has not been put forward arguing that details of 
the methods of construction and a tree impact study could be submitted for subsequent approval 
under a reserved matters application.  
 
The car park however, would result in the loss of the existing green field currently used for grazing.  
The car park proposal in itself is contrary to Green Belt policy, being inappropriate development 
clearly harmful to openness.  Whilst the surrounding frontage along Mott Street to the west is 
relatively built up, introducing further development encroaching into the open countryside should 
be resisted. Associated development such as lighting and footpaths would increase the built form 
on the site. Policy LL2 argues that development in the countryside must “respect the character of 
the landscape; and/or enhance the appearance of the landscape”. The siting of a car park here 
would fail to do either of these and would therefore be contrary to this policy. 
 
4. Very special circumstances. 
 
Whilst the need to improve highway safety for children attending the school and for surrounding 
road users may (if proven)  amount to very special circumstances sufficient to outweigh the harm 
caused by the access and parking area alone, it is not considered that it can in any way outweigh 
the harm from the 24 new houses proposed. 
 
Furthermore the overwhelming majority of the neighbouring residents, many of whom have to cope 
with the additional traffic in the mornings and afternoons during school times do not feel that the 
benefit of this car park outweighs the irrevocable harm to the Green Belt that would result from the 
erection of 24 dwellings at the Manor farm site. 
 
5. Highway and sustainability issues 
 
The provision of additional car parking in connection with the school is contrary to the sustainability 
policies of the Structure and Local Plan which seeks to discourage the use of private motorised 
transport.  It is likely that increased parking facilities would encourage more parents to bring their 



children to the school by car, potentially increasing traffic movements.  Additionally the applicant 
has indicated no right turn into Mott Street from the new school car park, and this would not be self 
enforcing and being illogical for parents who need to turn right would be likely to be ignored, or if 
not ignored would result in parents seeking an alternative place to turn round further down Mott 
Street which could result in additional highway danger. 
 
It is to be noted that the School has not formally backed the application and indeed the Governors 
of the school, whilst acknowledging that increased parking would be useful, have formally objected 
to the application. 
 
 
Conclusion (in respect of both proposals) 
 
The proposal as a whole could result in alleviating some of the problems associated with cars 
being parked along Mott Street in the mornings and afternoons during school term time. However, 
the harm associated from the erection of dwellings is clearly disproportionate to the benefits 
gained. The existing use of the site for livery purposes is an appropriate low key Green Belt use 
that is predominantly open in character and retains the rural and attractive character of this part of 
Mott Street.  The proposed addition of 24 houses, 12 of which are of considerable size, and the 
change of the land to garden land with the consequent introduction of domestic paraphernalia, 
driveways, garaging etc, is clearly not just by definition harmful but physically detrimental to the 
open character of this attractive Green Belt location..    
 
Furthermore, the site is considered an unsuitable location for affordable housing and an 
unsustainable location for this form of development and there is concern regarding highway safety.  
 
It is not considered that there are very special circumstances sufficient to outweigh the harm to the 
Green belt and the application is recommended for refusal. 
 
 
SUMMARY OF REPRESENTATIONS 
 
WALTHAM ABBEY TOWN COUNCIL – objection – Overdevelopment of Green Belt site, no 
special circumstances. 
 
CONSERVATORS OF EPPING FOREST – overdevelopment of the site; substantial incursion into 
the Metropolitan Green Belt creating ribbon development visible from surrounding area; concerns 
regarding sight lines into site; residential use likely to generate greater number of vehicle 
movements than existing;  object to car park as would mar the view across Waltham Abbey and 
access would impact users of Pepper Alley and important link to Lee Valley and High Beach would 
be impinged; would also be incursion into Green Belt. Concerns regarding sight lines here too. Not 
a sustainable approach to affordable housing for somewhere like Whipps Cross. 
 
RAMBLERS ASSOCIATION – objection – Green Belt cannot be used for affordable or private 
housing; ambience presently enjoyed by walkers would be destroyed; increase in traffic would 
make rambling here more hazardous. 
 
THEYDON BOIS AND DISTRICT RURAL PRESERVATION SOCIETY – objection – would have 
untold consequences for almost any part of the Green Belt in the Epping Forest District; 24 houses 
is contrary to government policy RPG2 and Local Plan policy GB2; development on this scale 
adjacent to Epping Forest is against the spirit as well as the tenets of the Local Plan; Mott Street 
narrow and extra traffic generated is unacceptable and there is no public transport; demolition of 
two houses is problematical and footprint and limited volume would constrain reconstruction; 
granting permission for building in Green Belt by constructing affordable housing would set 
precedent. 



 
LOUGHTON RESIDENTS ASSOCIATION – Object to any development here, unsuitable use of 
the site which conflicts with relevant provisions of the Local plan. 
 
HIGH BEECH C of E PRIMARY SCHOOL GOVERNORS – Object to the proposed development 
of housing at Manor Farm.  The land is Green Belt close to Epping Forest which is a SSSI and a 
site of exceptional natural beauty.  The development is inappropriate. It would introduce additional 
traffic on a very busy narrow road.  The affordable housing is best sited near to public transport 
and public services.  The board of governors recognise that off street parking would be of 
considerable value to the school and would be reluctant to refuse any offer that was acceptable 
and improved parking, however it is important to note that this application has no connection with 
the school and that the governors disassociate themselves from the application completely. 
 
ESSEX COUNTY COUNCIL SCHOOLS CHILDREN FAMILIES DIRECTORATE – It should be 
noted that it is not Essex County Council’s policy to encourage drop off facilities for parents as 
they commonly undermine school travel plans and increase traffic danger in the vicinity of schools. 
I understand that there may be exceptional circumstances here and provided the facility is 
supported by the school and can pass a highway safety audit, I believe that the scheme should be 
accepted in lieu of the normal educational contribution. 
  
Neighbours objections: 
9, THE OWL, LIPPITTS HILL – objection  Increased traffic danger, harm to green belt, precedent 
for similar developments which would destroy rural character, the school is uninvolved with these 
plans and has not been consulted on the car park.   
 
GREEN BANKS, MOTT STREET – Strongly object. Adverse impact on character of the Green 
Belt, The road is too narrow for additional traffic. Approval would open floodgates to similar 
developments in the Green Belt 
 
VINE COTTAGE, MOTT STREET – Objection Green belt, increased noise and pollution, 
hazardous road, increase in traffic, not suitable location for affordable housing, no public transport, 
local school can not accommodate any more children, set precedent, adverse change to rural 
aspect we enjoy. 
 
LIPPITTS END, MOTT STREET – Objection. Environmentally unfriendly, traffic danger, harm to 
the rural area and the forest, would open floodgates to development, green belt issues. 
 
REGINA, MOTT STREET – Objection. Out of proportion with the number of existing dwellings and 
would form a mini estate. Increased traffic, highway danger, pollution and noise, no easy way to 
heat properties as no gas, green belt should be protected. Approval would open floodgates. 
 
10 PRIMROSE COTTAGE, MOTT STREET – Objection. Impact on Green Belt, increased traffic, 
disruption during construction period, inadequate services (no gas supply), any school access 
road should be open to debate and undertaken by the relevant local authorities, no eco 
construction, increased air pollution during construction, Manor Farm has already had large 
development. 
 
OAK FARM, MOTT STREET – Objection.  Out of keeping with the rural Green Belt aspect of high 
Beech, traffic problems. New access to school is however welcome. 
 
NORTH VILLA, MOTT STREET – objection. 80% increase in number of properties in this part of 
Mott Street, increased traffic and highway danger, parking for the school would be welcomed.  The 
horses that move from the livery use will need to be housed elsewhere, they will not disappear. 
Set precedent for Green Belt development. 
 



ROUNDHILLS, MOTT STREET – objection. Green Belt, highway safety concerns, precedent 
would be set. 
 
ELMWOOD, MOTT STREET – objection. Urban estate in the heart of the Green Belt, contrary to 
policy, highway safety concerns, inadequate services for the proposed houses, harm to ecology 
and environment. 
 
STONECROFT, MOTT STREET – objection. Set a precedent which will ruin the rural location, 
highway and traffic safety issues, how will the houses be heated, there is no mains gas, bringing in 
oil or gas cannot be good for the environment. 
 
CINDERS COTTAGE, MOTT STREET – objection. Area of natural beauty should be protected, 
harm to wildlife, harm to highway safety, no public transport, additional pollution, the proposals will 
not alleviate school parking problems, parents will still park on street, parking does not currently 
cause a significant problem to me. Children at the new houses will need transport to school 
elsewhere, inappropriate location. Green Belt should remain unspoilt. 
 
LANTERNS, MOTT STREET – Objection. Green Belt. Would open floodgates, harm to tourist 
area, loss of habitats, road cannot cope with additional traffic, dangerous, pollution increase, the 
car park proposal is a sweetener, will not help as new children in development will need transport 
to other schools, global warming issues. 
 
CHASE HOUSE, MOTT STREET – objection. Contrary to Green Belt Policy, should remain open 
farmland, increased traffic movements will cause problems.  
 
HIGHFIELD COTTAGE, 15/16 MOTT STREET – objection. No real justification for the 
development, proposal is based around greed. 
 
MOTT COTTAGE, MOTT STREET – Objection. Road safety issues, loss of character of the area 
village environment in rural setting. 
 
ALDERGROVE, MOTT STREET – Not brownfield land, it is Green Belt and should be protected to 
prevent urban sprawl, not well sited for workers at Whipps Cross. Increase in traffic danger, may 
be other ways of solving the school parking problems. 
 
55 MEADOW ROAD, LOUGHTON – Objection. Development is disproportionate to the problem 
they will solve, Green Belt contrary to policy, no information about contamination, fails to respect 
landscape, not related well to the road network and public transport. 
 
17 MOTT STREET – Strongly support. Need for affordable housing in the area, proposal will 
create a community that is needed in High Beach, the proposal will solve the school parking 
problem that causes us considerable problems. 
 
 
The following letter and petition in support of the application were forwarded by the applicant. 
 
THE GRANGE, MOTT STREET – Support. Whilst not liking to see Green Belt land made available 
for any development, our local area does need affordable housing and highway improvements 
made by this application will be of benefit to the area.  The existing livery use does generate traffic 
and this should not make it worse. 
 
PETITION SIGNED BY 9 SCHOOL PARENTS STATING;  “I confirm that I have no objection to 
the above development – especially to the new access and car park to the school which is long 
overdue” 
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Report Item No: 5 
 
APPLICATION No: EPF/1335/07 

 
SITE ADDRESS: Little Copped Hall 

Home Farm 
High Road 
Epping 
Essex 
CM16 5HS 
 

PARISH: Epping Upland 
 

WARD: Broadley Common, Epping Upland and Nazeing 
 

APPLICANT: Mrs Jo Hosler  
 

DESCRIPTION OF PROPOSAL: Proposed conservatory and enlargement of the existing 
basement to include a swimming pool. 
 

RECOMMENDED DECISION: Grant Permission (With Conditions) 
 

 
CONDITIONS  
 
 
1 The development hereby permitted must be begun not later than the expiration of 

three years beginning with the date of this notice. 
 

 
 
Description of Proposal:  
  
This application seeks consent for a proposed rear conservatory and the enlargement of an 
existing basement to include a swimming pool. 
 
The conservatory is to project by 6.2m into the rear garden, with a width of 4.2m.  There will be 
roof lights in the rear garden to serve the basement, although these are flush with ground level and 
do not create any volume. The basement is to be excavated to create an underground space 
measuring some 150m² to accommodate the swimming pool. 
 
 
Description of Site:  
 
Detached early 20th century property which previously formed part of a farm unit (Home Farm) 
within the Copped Hall estate.  The unit is formed of a collection of farm buildings, some of which 
are to be removed as part of a recently approved planning application, (EPF/1084/06). 
 
The site is within the Metropolitan Green Belt, the Copped Hall Conservation Area and is a 
Registered Park and Garden.  Little Copped Hall is also a building which is included within the 
Council’s Local List of historic buildings of interest. 
 
 



Relevant History: 
  
EPF/2210/05- Change of use of one building to residential and erection of three new dwellings and 
associated garaging- Refused 
 
CAC/EPF/0256/06- Conservation Area Consent for the demolition of the farm buildings in 
connection with planning application EPF/2210/05- Approved. 
 
EPF/1084/06- Part conversion and part replacement of redundant farm buildings to form four 
dwellings together with preservation and enhancement of Grade II* registered parkland (Revised 
application)- Approved and awaiting Section 106 Agreement. 
 
  
Policies Applied: 
 
Adopted Local Plan 
 
GB2A- General Constraint 
GB14A- Residential extensions within the Green Belt 
DBE 9- Amenity  
DBE10- Design of residential extensions 
HC7- Development within Conservation Areas 
 
 
Issues and Considerations:  
  
The key issues relevant to this application are the appropriateness of the additions in light of 
Green Belt policy and the detailed design and appearance.  The dwelling is isolated and well 
screened, so there is no impact upon neighbouring properties. 
 
1. Green Belt Policy 
 
The Local Plan Alterations detail that residential extensions might be acceptable, provided they do 
not result in disproportionate additions above 40% of the original dwelling, up to a maximum of 
50m².  This scheme proposes a conservatory of some 26m², which equates to approximately an 
8% increase in floor area.  The size of the extension from these figures, is well within the criteria 
for a limited extension in the Green Belt. 
 
Whilst the new basement area will result in a large area of floor space increase to the property, 
this is all contained underground.  The space will not increase the accommodation of the property 
as it is to be used as a swimming pool.  It would be unreasonable for the Council to include this 
extra floor space in the extensions calculations and the character of the surrounding area would 
not benefit from such an approach.  The basement addition does not conflict with the purposes for 
including land within the Green Belt. 
 
2. Design and Appearance 
 
In terms of the design and appearance, the conservatory meets the approval of the Council’s 
conservation officers.  Objections have been raised from the Parish Council that the glass 
conservatory is not in keeping with the building.  Whilst these concerns are noted, the simple glass 
conservatory is not considered to detract from the character and appearance of the Locally Listed 
building.  The conservatory is well balanced in terms of scale and proportions and it would 
complement the square plan of this early 20th century property.  
 
 



Conclusion 
 
The conservatory is well within acceptable parameters for limited extensions in the countryside 
and the design is considered to complement the Locally Listed building.  Approval is 
recommended. 
 
 
SUMMARY OF REPRESENTATIONS: 
 
PARISH COUNCIL- The Council objects because the glass conservatory is not in keeping with the 
character of the original dwelling. 
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Report Item No: 6 
 
APPLICATION No: EPF/1515/07 

 
SITE ADDRESS: Pantiles 

Wellington Hill 
Waltham Abbey 
Essex 
IG10 4AH 
 

PARISH: Waltham Abbey 
 

WARD: Waltham Abbey High Beach 
 

APPLICANT: Mr & Mrs B Cooper  
 

DESCRIPTION OF PROPOSAL: Demolition of existing extensions, roof extension to form first 
floor with front and rear dormer windows. 
 

RECOMMENDED DECISION: Refuse Permission 
 

 
REASON FOR REFUSAL 
 
1 The site is within the area identified in the Epping Forest District Local Plan as 

Metropolitan Green Belt. The Local Plan and Government Guidance as set out in 
Planning Guidance Note 2 (Green Belt) is that in order to achieve the purposes of 
the Metropolitan Green Belt it is essential to retain and protect the existing rural 
character of the area. The proposal introduces a large extension in the Metropolitan 
Green Belt. It is an inappropriate development harmful to the purposes of including 
land in the Green Belt and contrary to the Government advice contained in PPG2, 
Policy C2 of the Essex and Southend-on-Sea Replacement Structure Plan and 
Policy GB2A and GB14A of the adopted Local Plan and Alterations. There are no 
very special circumstances to outweigh the harm of the proposal to the Metropolitan 
Green Belt.     

 
This application is brought to committee at the request of Cllr John Knapman 

 
Description of Proposal:  
  
The applicant is seeking planning permission for the demolition of the existing single storey side 
extensions, the construction of a double storey side extension, the raising of the roof height to form 
a first floor and front and rear dormer windows to the existing bungalow.  
 
The double storey extension will be constructed on the eastern elevation of the building and will 
replace the existing garage. The extension will have a width of 2.9 metres by a depth of 8.9 metres 
at both ground and first floor. 
 
The overall height of the bungalow ridgeline will be raised from 6.1 metres to 7.8 metres to provide 
additional living accommodation on the first floor.  
 
Three front dormer windows are proposed with each of them having a width of 1.5 metres by a 
height of 2 metres. These dormers will project 2.1 metres from the roof slope. Four rear dormers 
are proposed with varying sizes. 



 
The alterations to the building would result in it being set back 1 metre from the eastern side 
boundary and 2.1 metres to the western side boundary.  
 
Materials are to match those of the existing dwelling.   
 
 
Description of Site:  
   
The subject site is located within the small village of High Beech on the southern side of 
Wellington Hill. The site is approximately 500 square metres in size and is relatively level with just 
a slight slope falling from west to east. A medium size timber paling fence is located on the side 
and rear boundaries along with mature vegetation. Located to the front of the site there is a small 
detached bungalow with an attached garage. As the garage is too small for a modern day vehicle, 
off street parking is located on the hard surface in front of the bungalow. Private open space is 
located to the rear of the bungalow.  
 
The surrounding area is situated within a developed enclave with a range of building forms and 
architectural styles. Building form mainly comprises single and double storey detached dwellings 
ranging from bungalows to more contemporary styles. Materials include brick, render and 
weatherboard with hipped and gable roof forms. The dwellings in the area are generally set off 
both side boundaries with spaces between buildings being a dominant feature in the street scene. 
Adjacent to the subject site is a public house known as the Duke of Wellington and the High Beech 
Golf Course.  
 
It should be noted that the subject site and the surrounding area are located within the 
Metropolitan Green Belt. 
 
 
Relevant History: 
  
There is no relevant recorded planning history for the site although the bungalow has had two 
single storey side extensions constructed which were most likely done under permitted 
development. 
 
 
Policies Applied: 
 
Structure Plan; 
C2 Development within the Metropolitan Green Belt 
 
Local Plan Policies; 
DBE1, DBE2, DBE4 DBE9 and DBE10 relating to design, impact on neighbours and locality. 
 
Revised Local Plan Policy; 
GB2A Development in Green Belt 
GB14A Residential Extensions 
ST6 Vehicle Parking 
 
 
Issues and Considerations:  
  
The site is within the Green Belt and the main concerns to be addressed are whether there would 
be any impact on the openness of the Green Belt, the visual amenity of the area and on the 
amenities of neighbours. 



 
1. Green Belt: 
 
Policy GB2A of the Local Plan sets out the forms of development that are appropriate in the Green 
Belt. These include, for the purpose of agriculture, horticulture or forestry and for uses that 
preserve the openness of the green belt.  
 
In considering the impact and reasonableness of an extension, the Local Plan states that the 
impact is likely to be proportionately less when the dwelling is located within a built up enclave or 
when additional floor space is largely contained within the existing roof space of the dwelling. The 
subject site is located within an enclave of approximately 40 to 50 houses, comprising of a mixture 
of forms, scale and materials. Therefore there is some scope of a residential extension being 
permitted for the site as long as the extension is not an overdevelopment of the site, large in scale 
or too bulky that it would have an impact to the amenity of the Green Belt or to adjoining property 
owners.    
 
The Local Plan also states that residential extension may be permitted where they do not result in 
disproportionate additions of more than 40% of the total floor space of the original building up to a 
maximum of 50 square metres.   
 
The proposed double storey side extension and the raising of the roof pitch to provide living 
accommodation on the first floor would result in a total floor space increase of approximately 150% 
which is an additional 130 square metres. This is considered to be excessive in relation to the 
scale of the existing dwelling. Although the site is located within an established enclave, the 
proposed development is contrary to Policies GB2A and GB14A due to the excessive additional 
bulk and floor space created and the consequent harm caused to the openness of this part of the 
Green Belt.  
 
2. Visual Amenity: 
 
Policies DBE1, DBE2 and DBE4 of the Epping Forest District Local Plan seeks to ensure that a 
new development is satisfactorily located and is of a high standard of design and layout. 
Furthermore, the appearance of new developments should be compatible with the character of the 
surrounding area, and would not prejudice the environment of occupiers of adjoining properties.  
 
As mentioned above there is a range of building forms and architectural styles within the 
surrounding area. Building form mainly comprises single and double storey detached dwellings 
ranging from bungalows to more contemporary styles.  In this case the proposed development 
would not be out of keeping with the surrounding street scene which has a suburban character but 
due to its excessive size the proposal fails to respect its Green Belt context and alternative design 
solutions should be explored. 
 
3. Highway/Parking Issues: 
 
Policies DBE6 and ST6 of the Epping Forest District Local Plan seeks to preserve the amenity of 
residents located close to the application site. The policy states that the Council will ensure that all 
new developments make adequate provisions for car parking normally in accordance with the 
adopted standards. The standard states that in rural areas where public transport services are 
poor, three off street car parking spaces should be provided for a four or more bedroom dwelling. It 
is considered that there would be enough off street parking within the proposed garage and on the 
hard surface to meet the needs of the residents. 
 



4. Impact on Neighbours: 
 
Consideration has been given to the impact of the proposal to the adjoining and adjacent 
properties, primary in respect to privacy and overshadowing. 
 
It should be noted that there are two flank windows on the adjoining bungalow to the east of the 
subject site. The proposed development, due to the orientation and position of the dwellings would 
clearly overshadow these windows in the late afternoon. However these windows on the flank 
elevation are secondary windows to a lounge and a kitchen and therefore an adequate amount of 
sunlight and daylight will still be provided to these rooms via the main windows on the front and 
rear elevations. It is also considered that there would not be a significant impact in relation to a 
loss of light to adjoining properties private open space.  
 
In relation to the concerns regarding a loss of privacy due to first floor windows, it is noted that 
there would be some minor overlooking from the rear dormer windows into private open space of 
adjoining properties, however this is common within the surrounding area due to small to medium 
plot sizes. In saying this, there would not be any direct overlooking into adjoining habitable room 
windows. The proposed flank window on the first floor is to service a bathroom and this window 
would be obscured glazed to prevent any direct overlooking of adjoining habitable room windows. 
 
It is considered that there would not be a significant impact to the amenities enjoyed by adjoining 
property owners. 
 
 
Conclusion: 
 
In conclusion it is considered that the proposal cannot be supported due to its failure to meet the 
provisions of the Epping Forest District Plan, specifically relating to the impact the development 
would have on the openness of the Green Belt and a design response which is considered 
inappropriate and inadequate for this site and area. 
 
It is therefore recommended that application be refused for the reasons outlined above. 
 
 
SUMMARY OF REPRESENTATIONS:  
 
TOWN COUNCIL: The committee does not object to the application subject to the proposal 
meeting Policy GB14A. 
 
BANTHAM COTTAGE, WELLINGTON HILL  Objects due to incorrect description of development, 
details of submitted plans make it hard to establish what the proposed development is.  The 
proposal will appear cramped and contrived.  Unacceptable on grounds of overlooking and 
overbearing.  Car parking.  Poor Design.  Impact in Green Belt 
 
QUERINDA, WELLINGTON HILL  Object due to loss of privacy.  Wishes to clarify boundary hedge 
is property of Querinda. 
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