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Report Item No: 1

APPLICATION No: EPF/3281/16

SITE ADDRESS: 126 Manor Road
Chigwell
Essex
IG7 5PR

PARISH: Chigwell

WARD: Grange Hill

APPLICANT: 126 Manor Heights Limited

DESCRIPTION OF 
PROPOSAL:

To retain the existing dwelling at No. 126 Manor Road and add a 
new extension to the front and rear; creating 12 x no. residential 
units in total; with associated parking, cycle storage, refuse store 
and amenity space.

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=590133

CONDITIONS 

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

2 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: FWP_001, 100, 101, 102, 200 rev A, 201 rev B, 203 rev A 
and 905 rev B

3 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) and 
implementation programme (linked to the development schedule) have been 
submitted to an approved in writing by the Local Planning Authority. These works 
shall be carried out as approved. The hard landscaping details shall include, as 
appropriate, and in addition to details of existing features to be retained: proposed 
finished levels or contours; means of enclosure; car parking layouts; other minor 
artefacts and structures, including signs and lighting and functional services above 
and below ground. The details of soft landscape works shall include plans for 
planting or establishment by any means and full written specifications and schedules 
of plants, including species, plant sizes and proposed numbers /densities where 
appropriate. If within a period of five years from the date of the planting or 
establishment of any tree, or shrub or plant, that tree, shrub, or plant or any 
replacement is removed, uprooted or destroyed or dies or becomes seriously 
damaged or defective another tree or shrub, or plant of the same species and size 
as that originally planted shall be planted at the same place, unless the Local 
Planning Authority gives its written consent to any variation.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=590133


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

5 Prior to the commencement of the development, details of the design, internal 
arrangement and security measures to the cycle store shall be submitted to and 
approved by the Local Planning Authority. The works as agreed shall be fully 
implemented in accordance with the agreed details prior to first occupation of any of 
the dwellings hereby permitted

6 Prior to the commencement of development, details of the design and finish of bin 
stores shown on the approved plan shall be submitted to and agreed by the Local 
Planning Authority. The works as agreed shall be fully implemented prior to first 
occupation of any of the dwellings hereby permitted and thereafter retained in 
accordance with the agreed details.

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

8 No development shall take place until details of surface water disposal have been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall be implemented in accordance with such agreed details.

9 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.

10 No development shall take place until wheel washing or other cleaning facilities for 
vehicles leaving the site during construction works have been installed at the site.  
The installed cleaning facilities shall be used to clean vehicles wheels immediately 
before leaving the site.

11 Prior to the first occupation of the development the access arrangements, vehicle 
parking and turning areas as indicated on the approved plans shall be provided, 
hard surfaced, sealed and marked out. The access, parking and turning areas shall 
be retained in perpetuity for their intended purpose.

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



13 There shall be no discharge of surface water onto the Highway.

14 No unbound material shall be used in the surface treatment of the vehicular access 
within 6 metres of the highway boundary.

15 Any gates provided at the vehicular access shall be inward opening only and shall 
be set back a minimum of 6 metres from the back edge of the carriageway.

16 All windows at first floor in the  eastern flank of the extensions hereby permitted shall 
be non-opening below 1.7m above finished floor level, finished in obscure glass, and 
shall be permanently retained in that form. No additional windows shall be inserted 
in the east elevation of the building without prior consent of the  Local planning 
authority 

This application is before this Committee since it is an application for residential development 
consisting of 5 dwellings or more (unless approval of reserved matters only) and is recommended 
for approval (Pursuant to The Constitution, Part Three: Scheme of Delegation, Appendix 3)

Description of Site:

The application relates to the site located on the north east corner of the junction of Hainault Road 
and Manor Road, formerly used as a children’s home and currently in occupation as a dwelling 
house. The building is detached and two storeys with rooms in the roof featuring two dormer 
windows in the front and rear elevations and a side dormer in the west elevation; there is also a 
two storey wing at the east elevation around half the depth of the building. The rear garden is 
dominated by a swimming pool, under what is described as a retractable enclosure. Parking is 
provided on the frontage and the site has vehicular access from Hainault Road and from the slip 
road on the Manor Road frontage. There is a preserved tree at the site, adjacent to the boundary 
with Hainault Road.

The surrounding area contains a mix of uses and built forms. The immediate neighbour on Manor 
Road is a wide fronted bungalow and properties further east are generally two storey. To the rear, 
146 Hainault Road is a two storey detached house although is the subject of a new planning 
application for a residential redevelopment (EPF/0479/17 - three storey building comprising of 11 
units). To the west, the site faces the petrol station and Silverhind Court, a 3 / 4 storey flatted 
block.  

Description of Proposal: 

The application, which has been revised from the originally submitted scheme, proposes retention 
of the existing building, to extend it and to provide 12 flats therein. 

On the east side of the building, the existing two storey wing will be demolished and replaced by 
an extension the full depth of the existing building and continuing the existing form across the 
frontage, including a matching third dormer in the roof. This extension lies a minimum of 1m from 
the side boundary (which is stepped) and around 1.7m from the boundary at the front.



An extension is also proposed at the rear set 0.5m back from the side boundary wall facing 
Hainault Road. This extension includes a two storey element including accommodation in the roof 
space featuring a hipped roof. This steps down to a lower rear section: on the western half (facing 
Hainault Road) this appears as a two story flat roof element while on the east side, a pitched roof 
is included in order to reduce the mass. The rear extension lies between 1m and 3m from the 
angled rear site boundary and a minimum of 6m from the eastern boundary.

The accommodation proposes a mix of unit sizes. Within the frontage building, there is proposed 1 
x 2 bed and 1 x3 bed unit on each of the ground and first floors and  a further 2 bed unit in the roof 
space, all served by the front entrance.. In the rear extension, there are 4 x 1 bed flats at ground 
floor, 1 x 3 bed and 1 x 2 bed units at first floor and a 1 bed in the roof space, using a shared 
entrance in the side., 

Parking for 14 vehicles is indicated on the site frontage and on the western side of the building. To 
accommodate this, the access onto Hainault Road is removed and all vehicles will use the Manor 
Road slip road. A cycle store is proposed in the north west corner of the site. The external areas 
have been amended to retain landscaping around the preserved tree and by realigning the access, 
to move frontage parking off the boundary to allow a planting area along the front boundary. 
Communal refuse stores are indicated on the frontage and at the side both abutting the eastern 
boundary,

Relevant History:

None

Policies Applied:

Adopted Local Plan:

CP2 Protecting the quality of the rural and built environment
CP7 Urban form and quality
DBE2 Effect on neighbouring properties
DBE9 Loss of Amenity
DBE11 Sub-division of properties
LL7 Planting protection and care of trees
LL10 Adequacy of landscape protection
LL11 Landscaping schemes
ST4 Road safety
ST5 Travel plans
ST6 Vehicle parking

NPPF:

The National Planning Policy Framework (NPPF) has been adopted as national policy since March 
2012. Paragraph 215 states that due weight should be given to relevant policies in existing plans 
according to their degree of consistency with the framework.  The above policies are broadly 
consistent with the NPPF and should therefore be given appropriate weight.

Draft Local Plan:

At the current time, only limited weight can be applied to the Draft Local Plan, however the Draft 
Plan and evidence base should be considered as a material consideration in planning decisions. 
The relevant policies in this case are as follows:

SP2 Spatial Development Strategy



SP6 Natural environment, landscape character and green infrastructure
T1 Sustainable Transport Choices
DM5 Green infrastructure: Design of development
DM9 High Quality Design
DM10 Housing design and quality

Consultation Carried Out and Summary of Representations Received  

48 residence were consulted and 3 responses have been received, from 128, 130 and 132 Manor 
Road.

The immediate neighbour at 128 MANOR ROAD comments only that they would wish to ensure 
the development includes no side windows that overlook their property.

Residents of 130 and 132 MANOR ROAD raise a number of similar issues:
- Scale of development is excessive and out of character with this section of the road, both 

in terms of the frontage element and the depth and form of the rear extension. The extent 
of the hard surface on the frontage is also considered visually to be out of character.

- The building results in overlooking and will lead to excessive noise and disturbance.
- Parking and traffic issues. The overall level of parking is considered inadequate for the 

number of units, resulting in overspill parking in the slip road, and the single point of access 
will affect highway safety on the slip road affecting access for emergency vehicles.

CHIGWELL PARISH COUNCIL:  While objection was raised to the initial submission on the basis 
it was an over- development of the site, in response to consultation on the reduced revised 
proposal the Parish Council states it has no objection to it as amended.

Main Issues and Considerations:

In developing proposals for the site, consideration was given to demolishing the existing building 
and bringing forward a full redevelopment. While the building is not listed, it is considered to have 
some character that adds to the richness and diversity of the urban form in this location. Thus 
development that sees its retention, rather than demolition and replacement, can be seen as 
preserving local character; this however is likely to require a degree of flexibility in considering 
adaptations to ensure development is viable.

The extension to the side satisfies usual design criteria for extensions to existing buildings. It 
matches the form, scale and finish of the existing building, retaining separation from the eastern 
boundary. The rear projection reflects the fact that the site has two road frontages and lies at the 
end of the line of buildings where a visual stop is logical in urban design terms. The extension is 
subordinate to the height of the main building and the rear element further steps down to reduce 
the mass when viewed from adjoining gardens. Officers considered the form to be cogent and 
appropriate to the site context. 

While objectors do suggest the building is out of character with the area, officers are aware that 
the site and building has evolved from its previous use as a children’s home which has influenced 
its form and size, such that it has a different character to the traditional single dwellings to the east 
and the modern flatted development on the site of a former pub to the west. The site also lies in an 
area of mixed character in terms of land uses which include the above, flatted developments to the 
west on Manor Road and Sherrell House opposite.

In terms of direct amenity impacts, the side extension replaces an existing two storey side 
element. The rear wall does not project any further, the eaves height is similar and where the side 
wall lies beyond the rear of no 128, it is no closer to the boundary; thus the bulk of the extension 
lies abutting the flank of a garage at 128. While the mass of the roof is greater, this is pitched and 



has little direct impact. The rear element is a minimum of 6 metres from the boundary, located to 
the north-west and steps down. The rear element therefore has little impact on daylight and 
sunlight.

Issues around overlooking have been acknowledged as being more finely balanced and significant 
changes to the layout have been made to address concerns raised on this issue. As a result 
principle habitable rooms in the rear extension face towards Hainault Road. On the east side, first 
floor windows are at high level only and can be conditioned to be permanently retained in obscure 
glazing, and the loft level unit has no windows on this side of the building.. Officers consider that 
these matters have been fully addressed.

The site lies in an accessible location; it is on a bus route and within walking distance of Chigwell 
Station. An enclosed cycle store is also being provided. In such a location, provision of one space 
per unit is reasonable and adequate. This view is supported by the Highway Authority. The 
number of vehicle movements likely to be generated will have little impact on highway safety in the 
immediate vicinity and can comfortably be accommodated by a single point of access onto the slip 
road. Thus objections on parking or highway grounds could not be supported.  

Conclusion:

Officers consider that the existing building makes a positive contribution to the local built character 
and its retention is supported. Realistically, the building is not viable as a single dwelling.  The 
proposal for a flatted development is appropriate to the accessible location and to the mixed 
character of the area. Such development must however be viable.

The proposed extensions are well designed in the context of the existing building; the side 
extension continues the form of the existing while the rear elements are subordinate, stepping 
down from the main roof and in the rear section. Such development is logical in light of the corner 
location of the site. The most sensitive part of the works, immediately adjoining the eastern 
boundary with no.128 Manor Road is sited in the same position as the existing side addition such 
that limited additional impact results. The rear projection is located 6 metres from the boundary, 
will be subject to additional landscape screening and limits potential overlooking to an acceptable 
degree.

Officers support the Highway Authority view that vehicle access is acceptable and the level of 
parking adequate, having regard to the accessible location and the provision of cycle stores on the 
site.

Members must therefore in making their decision consider the broader amenity value of the 
existing building and whether it is worthy of retention. Refusing an application, which in Officers 
view is an appropriate level of development on the site and accords broadly with development plan 
policies is likely to result in alternative proposals for a similar level of development on a smaller 
footprint as part of a new build scheme. It is therefore recommended to grant planning permission.

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

Planning Application Case Officer: Ian Ansell
Direct Line Telephone Number: 01992 564481

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk
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Report Item No: 2

APPLICATION No: EPF/0793/17

SITE ADDRESS: 18 Russell Road
Buckhurst Hill
Essex
IG9 5QJ

PARISH: Buckhurst Hill

WARD: Buckhurst Hill West

APPLICANT: Cecotto Ltd

DESCRIPTION OF 
PROPOSAL:

Partial demolition of 18 Russell Road and construction of a new 
two storey replacement side extension, together with the 
construction of three new dwellings with associated landscaping 
and car parking.

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=592896

CONDITIONS 

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

2 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: FPK_01, FKY_04, FPK_05, FPK_06, FPK_09, FPK_10, 
FPK_17, FPK_18, FPK_19, FPK_24, FPK_25, FPK_26, FPK_150D, FPK_151, 
FPK_152, FPK_153, FPK_154, FPK_155, FPK_156, FPK_160, FPK_161, 
FPK_162, FPK_163, FPK_164, SK01 

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

4 Prior to first occupation of the development hereby approved, the proposed window 
openings in the flank elevations shall be entirely fitted with obscured glass and have 
fixed frames to a height of 1.7 metres above the floor of the room in which the 
window is installed and shall be permanently retained in that condition.

5 No development shall take place until details of surface water disposal have been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall be implemented in accordance with such agreed details.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=592896


6 No development shall take place until wheel washing or other cleaning facilities for 
vehicles leaving the site during construction works have been installed in 
accordance with details which shall be submitted to and agreed in writing by the 
Local Planning Authority. The approved installed cleaning facilities shall be used to 
clean vehicles immediately before leaving the site.

7 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 as amended (or any other Order 
revoking, further amending or re-enacting that Order) no development generally 
permitted by virtue of Class A, B and E of Part 1 of Schedule 2 to the Order shall be 
undertaken without the prior written permission of the Local Planning Authority.

8 No development shall take place until details of levels have been submitted to and 
approved by the Local Planning Authority showing cross-sections and elevations of 
the levels of the site prior to development and the proposed levels of all ground floor 
slabs of buildings, roadways and accessways and landscaped areas. The 
development shall be carried out in accordance with those approved details.

9 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.

10 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) and 
implementation programme (linked to the development schedule) have been 
submitted to an approved in writing by the Local Planning Authority. These works 
shall be carried out as approved. The hard landscaping details shall include, as 
appropriate, and in addition to details of existing features to be retained: proposed 
finished levels or contours; means of enclosure; car parking layouts; other minor 
artefacts and structures, including signs and lighting and functional services above 
and below ground. The details of soft landscape works shall include plans for 
planting or establishment by any means and full written specifications and schedules 
of plants, including species, plant sizes and proposed numbers /densities where 
appropriate. If within a period of five years from the date of the planting or 
establishment of any tree, or shrub or plant, that tree, shrub, or plant or any 
replacement is removed, uprooted or destroyed or dies or becomes seriously 
damaged or defective another tree or shrub, or plant of the same species and size 
as that originally planted shall be planted at the same place, unless the Local 
Planning Authority gives its written consent to any variation.

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



12 If any tree, shrub or hedge shown to be retained in the submitted arboricultural 
reports is removed, uprooted or destroyed, or dies, or becomes severely damaged 
or diseased during development activities or within 3 years of the completion of the 
development, another tree, shrub or hedge of the same size and species shall be 
planted within 3 months at the same place, unless the Local Planning Authority 
gives its written consent to any variation. If within a period of five years from the date 
of planting any replacement tree, shrub or hedge is removed, uprooted or destroyed, 
or dies or becomes seriously damaged or defective another tree, shrub or hedge of 
the same species and size as that originally planted shall, within 3 months, be 
planted at the same place.

13 Prior to the first occupation of the development the access arrangements, vehicle 
parking and turning areas as indicated on the approved plans shall be provided, 
hard surfaced, sealed and marked out. The access, parking and turning areas shall 
be retained in perpetuity for their intended purpose.

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

15 There shall be no discharge of surface water onto the Highway.

16 Gates shall not be erected on the vehicular access to the site without the prior 
written approval of the Local Planning Authority.

17 A flood risk assessment and management and maintenance plan 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 best practice 
tools. The approved measures shall be carried out prior to the substantial 
completion of the development and shall be adequately maintained in accordance 
with the management and maintenance plan.

18 Prior to the commencement of any works an initial assessment of the buildings and 
trees should take place to establish the likelihood of presence of bats.  This report 
shall be submitted to and approved by the Local Planning Authority.  If it is 
concluded that there is a likelihood of the presence of bats, their foraging habitat or 
commuting pathways, then a dusk and dawn surveys for bats should be undertaken 
in accordance with guidelines from Natural England (or other relevant body) and 
submitted and approved by the Local Planning Authority.  Should the surveys reveal 
the presence of bats, or their breeding sites or resting places then an appropriate 
and proportionate detailed mitigation and compensation strategy must be written in 
accordance with any guidelines available from Natural England (or other relevant 
body) and submitted to and approved by the Local Planning Authority.   
Should a Natural England European Protected Species licence (EPS) be required 
then this shall also be submitted to EFDC.  All works shall then proceed in 
accordance with such agreed strategies.  



This application is before this Committee since it is for a type of development that cannot be 
determined by Officers if more than four objections material to the planning merits of the proposal 
to be approved are received and since the recommendation is for approval contrary to an objection 
from a local council which is material to the planning merits of the proposal (Pursuant to The 
Constitution, Part Three: Scheme of Delegation, Appendix 3)

Description of site:

The site forms the main dwelling and rear garden of 18 Russell Road.  18 Russell Road is an 
attractive, two storey extended detached property fronting onto the east side of Russell Road 
within the built up area of Buckhurst Hill.  The property is unusual in the locality, in that it has a 
very large rear garden extending some 77m deep and widening out to a maximum width of some 
55m.  The rear garden is well screened from surrounding neighbours by existing trees, including a 
small ‘woodland’ area to the south east of the site.  The site slopes down from north west to south 
east with a more significant change in levels to the south east corner.  The site is bounded by rear 
gardens along Amberley Road, Roebuck Lane and Russell Road.  The site is not within the 
Metropolitan Green Belt or a Conservation Area. A Tree Preservation Order has recently been 
served on the site covering trees in the ‘woodland’ area to the south along with 3 individual trees in 
the corners of the site.  A large amount of public support was received for this order.   

Description of proposal:

The application seeks consent for the partial demolition of 18 Russell Road and construction of a 
new two storey replacement side extension, together with the construction of three new dwellings 
with associated landscaping and car parking within the rear garden.  This is a revised application 
following a previous refusal for a similar scheme with four dwellings.  

The three properties will be detached, 7.5m in height, 8.2m wide and overall depth of 12.5m.  The 
new houses will be located within 1.5m of the northern boundary and 7m of the southern boundary 
with a separation of 2m between each house.  The rear gardens will have a minimum depth of 
11m.  An access road will be created adjacent to No. 20 Russell Road with 2 parking spaces 
provided to the front of each dwelling with one visitor space also provided.  

The works to the existing property involve the demolition of a large two storey extension and 
replacement with a 3.5m wide two storey side extension.  

Summary of Representations:

BUCKHURST HILL PARISH COUNCIL: Objection
Overdevelopment of site, loss of amenities to neighbouring properties especially No. 20 Russell 
Road, adverse impact on the residential amenity of neighbouring properties of Amberley Road and 
Roebuck Lane i.e. overlooking and privacy

68 Neighbours consulted and a site notice erected and 44 Letters of objection were received from 
the following addresses:
4B, 10, 20, 4 WAIKATO LODGE – (21),22, 23, 27, 29 RUSSEL ROAD
5, 8, 11, 13, 17, 19, 26, 27, 29 and 30 AMBERLEY ROAD
11, 14, 16, 17, 18, 20, 22, 26, 26A and 73A ROEBUCK LANE
5 POWELL ROAD
7 and 26 ORMONDE RISE



31 and Unknown number SCOTLAND ROAD
17 and WOODCOCK THE DRIVE
1 LUCTONS AVENUE
39 PALACE GARDENS
5 POWELL ROAD
3 THE MEADWAY
5 UNKNOWN ADDRESSES
The objections can be summarised as follows: 
Reduction in units has not overcome previous concerns, overdevelopment of the site, loss of 
privacy, increase in traffic, change to character of the area, increase noise, disruption during 
construction, high density, increase in light/air pollution, loss of trees, TPO’s on site insufficient 
amenity space, loss of view, harm to wildlife, precedent for other similar developments, inadequate 
parking and access, loss of light, garden grabbing, drainage issues, overbearing, further 
extensions possible under permitted development, security issues, loss of property value, 
increased demand on local services, larger vehicles including refuse vehicles can not access. 

Relevant History:

EPF/3255/16 - Partial demolition of 18 Russell Road and construction of a new two storey 
replacement side extension, together with the construction of four new dwellings (Use Class C3) 
with associated landscaping and car parking within rear garden – Refused for the following 
reasons

1. The proposal, by reason of the overall height, proximity of the new dwellings to the rear 
boundary and therefore to neighbouring properties, coupled with the proposed loss of trees 
and green screening and the siting on higher land would be likely to give rise to a strong 
actual or perception of overlooking to the detriment of the privacy currently enjoyed by Nos 
16-20 Roebuck Lane, 13-19 Amberley Road and to the rear garden of No. 20 Russell 
Road.  The proposal is therefore contrary to policies DBE2 and DBE9 of the Adopted Local 
Plan and Alterations, which is consistent with the National Planning Policy Framework.   

2. The proposal would constitute an overdevelopment, on the basis that the size of dwellings 
proposed coupled with the small garden sizes is completely out of character with the nature 
of the surrounding residential area which is characterised by detached or semi-detached 
properties in large garden plots.  The development is therefore harmful to the character 
and amenity of the area and is contrary to policies CP3, CP7 and H3A of the Adopted 
Local Plan and Alterations.

3. The proposed loss of a high number of category 'B' trees (as defined in BS5837:2012), 
together with insufficient space to provide effective mitigatory planting due to proposed 
proximities to boundaries, results in the inadequate provision of tree retention and 
ineffective landscaping proposals.  The proposal is contrary to Local Plan and Alterations 
policy LL10 and LL11, which are consistent with the National Planning Policy Framework.   

4. By reason of the overall height, depth and siting on higher ground, the proposed 
development would have a relationship to No. 19 and 17 Amberley Road that is likely to 
cause significant harm to the living conditions of those dwellinghouses and their gardens.  
The proposal would appear overbearing when seen from those neighbours to the detriment 
of their outlook.  As a consequence the proposal is contrary to Local Plan and Alterations 
policy DBE2 and DBE9, which is consistent with the National Planning Policy Framework.



Policies Applied
CP2 – Protecting the Quality of the Rural and Built Environment
CP3 – New Development
CP5 – Sustainable Building
CP6 – Achieving sustainable urban development patterns
CP7 – Urban Form and Quality
GB7A – Development adjacent to the Green Belt
DBE1 – Design of New Buildings
DBE2 – Effect on Neighbouring Properties
DBE3 – Design in Urban Areas
DBE8 – Private Amenity Space
HC13A – Local List of Buildings
ST1 – Location of Development
ST4 – Road Safety
ST6 – Vehicle Parking
H2A – Previously Developed Land
H4A – Dwelling Mix
LL8 – Works to preserved trees
LL9 – Felling of preserved trees
LL10 – Adequacy of provision for landscape retention
LL11 – Landscaping schemes

Also relevant are the policies and planning principles contained within the National Planning Policy 
Framework (‘The Framework’).  

Draft Local Plan Consultation document (2016):
DM5 Green Infrastructure: Design of Development
DM9 High quality design
DM10 Housing design and quality
SP6 The Natural Environment, Landscape Character and Green Infrastructure

At the current time only limited material weight can be applied to the Draft Local Plan, however the 
Draft Plan and evidence base should be considered as a material consideration in planning 
decisions.

Issues and Considerations:

The main issues with this proposal relate to suitability of site, design, impact on amenity, 
highway/parking issues and tree and landscape issues.

Suitability of Site

The site is within the built up area of Buckhurst Hill and is within 1km of Buckhurst Hill 
Underground Station and the shops and services of Queens Road area and is considered a 
relatively sustainable location.  The site itself is domestic garden land which is not classed as 
previously developed land, however this does not in itself rule out development on this land if the 
development complies with other policy.    

The proposal will result in development to the rear of Russell Road, which is unusual within the 
wider area with no nearby cul-de-sacs.  However, the site is considered sufficiently large to 
accommodate some form of development, without detriment to the character of the area.  
Previously it was considered that although the garden sizes met the requirements of policy DBE9, 
the shallow depths of the garden did not respect the surrounding character which consists of large 
dwellings in very deep plots and this was considered to result in an overdevelopment of the site.  



This application has been revised increasing the minimum garden depths from 8m to 11m and this 
increase in overall garden depth, coupled with the reduction in dwellings from 4 to 3 is considered 
to have overcome the previous reason for refusal (No. 2) relating to the overdevelopment.    

Design

Extension to 18 Russell Road:
The proposed extension is considered an acceptable addition to the main house, with matching 
materials proposed.  The proposal is set back from the front elevation by 4m and appears 
subservient to the main bulk of the dwelling.  The proposed extension is not considered to detract 
from the character of the streetscene in this location.  

New Dwellings:
The proposed new dwellings are a relatively standard design.  They will have large areas of flat 
roof due to the overall depth proposed but this is not considered a significant issue given that it will 
not be noticeable from ground level.  Attractive flat roof bay additions are proposed to the front 
elevations, which draws on the more traditional appearance of surrounding houses.  

The dwellings have been reduced in height since the previous refusal and this has reduced the 
imposing nature of the development.  Although previously this was not a reason for refusal but 
more of a concern, the reduction in height has created a more subservient development.   

The overall depth of the houses was previously considered excessive at 13m. This has been 
reduced to a maximum of 11m which again is considered welcome, creating a better design and 
less imposing built form.  

The proposal will not be easily visible from the Russell Road streetscene due to the distance from 
the road, some 50m and the slope of the land.  The proposed access will be a new feature within 
the streetscene, however the retention of the existing tree to the front elevation will help to screen 
the access.  Additionally, further to the north of the site is an existing access to garages, so 
accessways to land rear of houses fronting Russell Road are not an unusual feature within the 
streetscene.   

Amenity 

Extension to 18 Russell Road:
The proposed extension to the main building does not raise any amenity concerns because it 
replaces an existing, much larger extension.  There is a side facing window proposed but this is a 
secondary window and could be conditioned as obscured glazed to avoid any additional 
overlooking on to No. 20 Russell Road.  

New Dwellings:
The proposed scheme results in three detached properties on existing garden land and therefore 
clearly there will be a change to the views currently enjoyed by surrounding neighbours, however 
this change will not be as significant as the earlier refusal due to the reduction in house numbers 
from 4 to 3 and the retention of significantly more trees than previously proposed.  

Previously the proposal was considered to result in an unacceptable level of loss of privacy to the 
rear gardens of Nos. 16-20 Roebuck Lane, 13-19 Amberley Road and to the rear garden of No. 20 
Russell Road.  This was previously considered the case due to the proximity to the rear 
boundaries of these properties and due to the loss of the existing screening created by the existing 
trees and landscaping.  



The proposed houses, as with the previous scheme, do not align with any of the neighbouring 
houses so there are no direct views into neighbouring dwellings.  However, this mitigating factor 
alone was not previously considered sufficient to outweigh any general loss of privacy given their 
proximity and the proposed loss of trees.  

With this revised application the dwellings have been located further away from boundaries.  With 
regards to Nos. 16-20 Roebuck Lane the depth of gardens has been increased from a minimum of 
7.7m/maximum of 12.5m to a minimum distance of 10m/maximum of 14.2m.  This has increased 
the overall back to back distances between the houses and, as stated above, the houses would 
not directly face each other.  This increased distance to the boundaries, coupled with the retention 
of additional trees and the 0.8m reduction in roof height is considered to overcome the previous 
reason for refusal relating to loss of privacy to neighbouring properties.   

Nos. 13-19 Amberley Road are to the south of the development site, and back onto the side of the 
development.  The distance to the rear boundaries of these properties has again been increased 
from 1m to 6.7m and this provides an acceptable level of separation.  Additionally, and more 
critically a large area of ‘woodland’ trees are to be retained at this boundary retaining a good level 
of screening between the rear gardens of these properties and the proposed development site.  

A separate reason for refusal specifically centred on 17 and 19 Amberley Road due to the 
overbearing nature of the previous development.  The development site is on higher land and this 
coupled with the overall depth, loss of the trees and proximity to the shared boundary of just 1m 
was previously considered unacceptable.  This revised scheme is clearly still on higher ground due 
to the natural slope of the area, however the proposal has been set away from the shared 
boundary by a minimum of 6.7m, the depth of the properties reduced by 2m, the height of the 
dwellings reduced by 0.8m and the ‘woodland area’ of trees at the shared boundary are now to be 
retained.  It is therefore considered that the proposal has overcome reason for refusal 4 relating to 
the impact on Nos. 17 and 19.  

The increased distance, reduction in height and retention of the woodland area is also considered 
to overcome any loss of privacy issues to Nos. 13-19 Amberley Road which formed part of the first 
reason for refusal.    

Side facing first floor windows are proposed on all of the new dwellings but these all serve non-
habitable rooms and therefore can be conditioned to be obscured glazed to avoid any additional 
overlooking.  

With regards to the northern boundary, with No. 26 Roebuck Lane, the relationship between this 
property and the previously refused scheme was on balance considered acceptable.  With this 
revised scheme the distance to the shared boundary (with Nos. 26 Roebuck Land and the rear 
garden of No. 12 Russell Road) has been increased from 1.2m to 1.7m and therefore this 
relationship is considered better and therefore still acceptable.  The relationship has been 
improved with this slight increase in distance and also with the 0.8m reduction in overall height.   
Plot 1, of the development site, will be on much lower ground than these two neighbours and due 
to the orientation of the dwelling and the irregular shaped boundary at this point, as with the 
previous scheme, is not considered to cause any excessive harm to the amenity of these 
properties.  

To the front of the site, adjacent to the proposed access way is No. 20 Russell Road. Given the 
removal of one dwelling to the south of the site that was directly to the rear of No. 20 there is some 
35m from the front nearest corner of plot 3 to the rear nearest corner of 20 Russell Road.  This 
distance and the angle of orientation is considered sufficient to avoid any excessive loss of privacy 
either actual or perception of.  Additionally, the treescape to the rear of No. 20 Russell Road is the 
‘woodland’ area which is the subject of the preservation order and therefore this is retained.  This 
will provide an effective level of screening between No. 20 and the new development.  



The proposed access way is, as with the previous refusal, adjacent to the boundary with No. 20 
Russell Road and some noise and disturbance will be possible from users of this access.  
Although there is removal of vegetation along this boundary a 1.8m high fence will separate No. 20 
from the access and although there may be some loss of amenity due to possible disruption this is 
not considered to be excessive, particularly as the access will now only serve 3 dwellings.   

With regards to the host property there will be a 35m front to back separation distance and this is 
considered acceptable to avoid any unacceptable loss of outlook or privacy.  

Highways and Parking 

The Essex County Council Highways Officer has no objection to the scheme subject to conditions.  
The proposal has appropriate visibility and geometry for the speed of the road and the parking and 
turning facilities are more than adequate for the scheme.  Furthermore Russell Road is an 
unclassified road and the additional development traffic will be minimal at this location and on the 
wider highway network.  Consequently the development will not be detrimental to highway safety 
and efficiency.  

With regards to parking, notwithstanding the neighbour comments received regarding insufficient 
parking, two spaces per a dwelling and one visitor space meets the standards as set out in the 
Essex Parking Standards and is considered an acceptable level.   

This application has been submitted with additional information, including showing a designated 
turning space and the provision of a swept path analysis for the turning of a larger vehicle which 
supports the comments from the Essex County Council Highways Officer.   

Landscaping

Unlike the previously refused application, a large amount of trees are to be retained as part of the 
proposal and these include the recently preserved trees.  The submission of this current 
application and the serving of the Tree Preservation Order (TPO) coincided and therefore no 
specific reference is made to the TPO within the documents.  

However, it is clear from the documents submitted and clarified by the Tree and Landscape Officer 
that the preserved trees are to be retained and development is unlikely to harm these trees.  The 
Tree and Landscape Officer strongly objected to the previous scheme due to the removal of the 
high number of trees, with this application the Tree and Landscape Officer has removed their 
objection following the confirmation that the trees can be retained.  Therefore, subject to conditions 
requiring tree protection, further landscaping details and the retention of existing trees and shrubs 
the Tree and Landscape Officer has no objection.  

Other Matters

Wildlife:
The Council’s Countrycare team have viewed the proposal and have no objection subject to 
conditions ensuring appropriate surveys are completed prior to commencement of any works.  
 
Land Drainage: 
The application has been assessed by the Council’s land drainage team who have no objection to 
the proposal subject to conditions requiring a flood risk assessment and details of surface water 
drainage.

Refuse:



The Waste Management Officer has no objection to the scheme, or to the bins having to be taken 
to the Russell Road entrance for collection.  The development is not big enough for a dustcart to 
enter but this is not an uncommon scenario.  

Conclusion:

The proposal will result in development of 3 new homes within a sustainable location within the 
built up area of Buckhurst Hill.  However, the dwellings will be within the rear garden of an existing 
dwelling surrounded by a high number of neighbouring properties on varying ground levels.  
Following careful consideration, of this proposal and the previous reasons for refusal it is 
considered that on balance, this proposal has overcome the previous reasons for refusal and is 
therefore recommended for approval.   

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

Planning Application Case Officer:   Marie-Claire Tovey 
Direct Line Telephone Number:   (01992) 564414

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk
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Report Item No: 3

APPLICATION No: EPF/0566/17

SITE ADDRESS: 96 Princes Road
Buckhurst Hill
Essex
IG9 5DZ

PARISH: Buckhurst Hill

WARD: Buckhurst Hill West

APPLICANT: Mrs Janet Feigenbaum

DESCRIPTION OF 
PROPOSAL:

Two storey rear extension (revised application to EPF/3050/16 
proposing a smaller 5m depth first floor projection).

RECOMMENDED 
DECISION:

Refuse Permission  (Householder)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=592275

REASON FOR REFUSAL

1 By reason of its increased depth and width, and position close to the side boundary, 
the proposed extension will significantly detract from the light and outlook to the 
neighbouring house at no.94 Princes Road. It would therefore be contrary to policies 
DBE9 and DBE10 of the adopted Local Plan and Alterations, and contrary to the 
NPPF.

This application is before this Committee since it has been ‘called in’ by Councillor Chambers 
(pursuant to the constitution part three: scheme of delegation, appendix 3). 

Description of Site:

A two storey Victorian narrow terraced house with a part one and part two storey ‘outrigger’ 
extension at the rear – the ground floor section of which has been significantly extended.  The 
property is not listed nor does it lie in a conservation area.  
 
Description of Proposal:

Erection of part one and part two storey rear extension.

Relevant History:

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=592275


EPF/3050/16 was a refusal of a two storey rear extension on grounds of its overbearing effect on 
the outlook and sunlight to no.94, and also loss of privacy to 94 from first floor side facing 
windows. 
. 
Policies Applied:

Adopted Local Plan:
DBE9 – Loss of amenity.
DBE10 – Residential extensions

NPPF:
The National Planning Policy Framework (NPPF) has been adopted as national policy since March 
2012. Paragraph 215 states that due weight should be given to relevant policies in existing plans 
according to their degree of consistency with the framework.  The above policies are broadly 
consistent with the NPPF and should therefore be given appropriate weight.

Draft Local Plan
At the current time, only limited material weight can be applied to the Draft Local Plan, however 
the Draft Plan and evidence base should be considered as a material consideration in planning 
decisions. The relevant policies in this case are as follows:
- DM9 - High Quality Design

Summary of Representations:

BUCKHURST HILL PARISH COUNCIL – no objections.

NEIGHBOURS – 2 consulted and one reply has been received:-

94, PRINCES TROAD – Object, via a solicitors letter written on behalf of the occupants. Because 
the two storey extension is both longer and wider than the existing, and because it would be 
positioned close to the boundary with 94, it will be an oppressive development that would give rise 
to an unacceptable sense of enclosure, and detract from the outlook and light to the house and 
garden at 94. In the light of the previous refusal of EPF/3050/16, and also your councils’ refusal of 
a rear extension proposed at my clients other neighbour at no.92, it would be inconsistent in policy 
terms for this amended two storey rear extension to be approved. We are also concerned that the 
proposed side facing window in the bathroom could be changed to a clear glass window in the 
future - thus causing overlooking, and we are aware of another Council not enforcing against such 
a change.

Issues and Considerations:

The ground floor of the rear outrigger to this house has been extended some time ago and there 
are no records of it on the property’s planning history . The first section of this ground floor 
outrigger is 6m long and lies 1.4m from the side boundary with no.94. A second section then 
extends a further 4m rearwards but is wider being only 0.3m from the side boundary with 94. The 
first floor of this outrigger is an original 2.8m depth bathroom addition which is repeated on no.94 
and other houses in this terrace - although no.98 has a different design and is a double width 
house with a significant one and two storey rear addition.

The proposal seeks approval to the first 6m section of the ground floor outrigger to be widened by 
some 0.6m so that it lies 0.6m from the boundary with 94. It is also proposed to extend the first 
floor outrigger by 2m and to also widen it to the same width as the ground floor. The plots of these 
houses are narrow, and hence the proposed extensions will lie just 0.6m from the boundary and 
will have an impact on the amenity and outlook of no.94. 94 retains an original window at the back 



of the light well area that serves the principal living room in the house. Although this living room is 
a through room, and hence it is also lit from windows at the front, the proposed extensions will 
breach both horizontal and vertical 45 degree lines, and hence significantly detract from light to 
this window. There will also be a loss of light and outlook to the narrow area of patio alongside the 
outrigger to no.94, but given the restricted size and nature of this space it is not considered that 
this impact by itself would justify a refusal of consent.

Following the refusal of the previous application (EPF/3050/16) the case officer did suggest a way 
forward to the applicant’s agent – which was to reduce the total projection of the first floor outrigger 
extension from 10 to 5m (ie a net addition of 2m to the existing 3m). However, given that the 
neighbours at 94 still maintain a strong objection to this reduced proposal, and given that the 
reduced proposal will still significantly reduce light to the existing ground floor window at 94, the 
proposal remains unsatisfactory and in breach of policies DBE9 and DBE10. On similar 
applications elsewhere affecting the rear of Victorian terraced houses it is often the case that a 
neighbour does not object to loss of light to the window at the rear of their light well – either 
because light to it is already partly blocked and/or they too propose to extend at the rear and 
sometimes remove this window. However this is not the case with no. 94, and it is to be regretted 
that the way forward suggested in this case is still unacceptable.

I should also be noted that no.98 extends well beyond the rear of no. 96, and consequently sets a 
form of ‘precedent’ that the applicant at no.96 wished to follow. However because of the large 
ground floor outrigger extension at no.96 the one and two storey extension approved for no.98 in 
2000 does not have the same level of impact that the current proposal for no 96 has on no. 94.
 
Conclusions:

For the reasons outlined above the proposal breaches relevant policies and it is therefore 
recommended that planning permission be refused. 

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

Planning Application Case Officer: David Baker
Direct Line Telephone Number: 01992 564514

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
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Report Item No: 4

APPLICATION No: EPF/0633/17

SITE ADDRESS: 11 Westbury Road
Buckhurst Hill
Essex
IG9 5NW

PARISH: Buckhurst Hill

WARD: Buckhurst Hill West

APPLICANT: Mr & Mrs Cochrane

DESCRIPTION OF 
PROPOSAL:

Single storey rear extension. Two side dormer windows to facilitate 
a loft conversion. 

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=592477

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 Prior to first occupation of the development hereby approved, the proposed window 
opening in the dormer on the northern roof slope shall be entirely fitted with 
obscured glass and have fixed frames to a height of 1.7 metres above the floor of 
the room in which the window is installed and shall be permanently retained in that 
condition.

3 Materials to be used for the external finishes of the dormers and of the walls of the 
extension shall match those of the existing house, unless otherwise agreed in writing 
by the Local Planning Authority.

4 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.

5 Access to the flat roof over the extension hereby approved shall be for maintenance 
or emergency purposes only and the flat roof shall not be used as a seating area, 
roof garden, terrace, patio or similar amenity area.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=592477


This application is before this Committee since the recommendation is for approval contrary to an 
objection from a local council which is material to the planning merits of the proposal (Pursuant to 
The Constitution, Part Three: Scheme of Delegation, Appendix 3)

Description of Site:

Detached house on eastern side of Westbury Road. The northern side boundary is contiguous 
with the rear boundaries of two properties facing onto Scotland Road.

The house has an integral garage and driveway.

Ground levels fall to the north and rise to the south.

Not listed or in a conservation area.

Description of Proposal: 

Single storey rear extension. Two side dormer windows to facilitate a loft conversion.

The single storey rear extension would essentially infill an internal corner formed by the footprint of 
the house; the extension would only project 1m deeper than the existing rearmost part of the 
house. The single storey extension would be on the side of the plot next to nos. 40 and 42 
Scotland Road. 

The extension would be 4.5m wide for the first 6.5m of depth and then widen, as the extension 
wrapped around a corner of the footprint of the house, to a width of 7.2m. The extension would 
have a flat roof with a height of 3.2m relative to the floor level beneath.  A roof light would be set 
on the flat roof.

The main roof of the house has front and rear gables. It is proposed to create a dormer each side 
of the main roof. The dormer to the right hand side when viewing the property from the street 
would be to enable headroom for a staircase. The dormer to the left hand side, facing the property 
at 42 Scotland Road, would be to a shower-room.

Both dormers would be some 3m wide and have gable roofs. The dormer to the right hand side 
would be set back 3.9m from the front elevation of the house and the dormer to the left hand side 
would be set back 5.0m.

A front gable window would be installed.

Relevant History:

EPF/0457/81 - Two storey side extension. – Granted 08/05/1981

Policies Applied:

Adopted Local Plan:

CP2 Protecting the quality of the rural and built environment
DBE9 Loss of Amenity
DBE10 Design of Residential Extensions

NPPF:



The National Planning Policy Framework (NPPF) has been adopted as national policy since March 
2012. Paragraph 215 states that due weight should be given to relevant policies in existing plans 
according to their degree of consistency with the framework.  The above policies are broadly 
consistent with the NPPF and should therefore be given appropriate weight.

Draft Local Plan:

At the current time, only limited weight can be applied to the Draft Local Plan, however the Draft 
Plan and evidence base should be considered as a material consideration in planning decisions. 
The relevant policies in this case are as follows:

DM9 High Quality Design

Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted:  5
Site notice posted:  No, not required
Responses received:  
42 SCOTLAND ROAD – Object, significant loss of amenity, would directly block the southerly 
views and hence daylight, would result in two-storey development set at a higher ground level than 
my plot, over-sailing roof would partially project over boundary, loss of privacy from dormer 
window, clarification sought on boundary treatment.
BUCKHURST HILL PARISH COUNCIL:  OBJECTION
Adverse effect on residential amenity to 42 Scotland Road, by reason of overlooking and loss of 
privacy (dormer overlooking 42 Scotland Road). Visual impact of development on neighbours at 42 
Scotland Road.

Main Issues and Considerations:

The side dormers would have a good appearance matching an existing dormer on the front roof 
slope of the integral garage. The proposed dormers would be well set back from the front of the 
house and have a limited effect to the appearance of the property. 

The single storey extension on the rear elevation would be contemporary in style with extensive 
full height glazing to much of the rear elevation. However, red facing brickwork to solid elements 
would tie the appearance of the extension to that of the existing house.

The dormers would be to a traditional appearance and the extension would be set in a well 
screened position and as such it is considered that the proposal would complement the design of 
the existing house.

The property has a rear garden depth of some 30m; neighbours that could be affected are to the 
sides, to the south and to the north.

9 Westbury Road is orientated to the south. The proposed dormer to the staircase would face no. 
9 but look onto a side roof slope to no. 9. The extension would be on the far side of the plot from 
no. 9. Due to the degree of separation, the proposal would safeguard the living conditions of 
neighbours at 9 Westbury Road.

42 Scotland Road is orientated to the north and at a lower ground level. The proposed dormer to a 
shower-room would face 42 Scotland Road, though it would be reasonable to impose a condition 
to ensure that this dormer window be obscure glazed. The proposed extension would be next to 
the boundary with 42 Scotland Road but would have no side window looking toward no. 42. The 
floor level of the extension would relate to the floor level of the house as existing. Due to a slope 
across the application site, the extension would have a height of some 4m relative to natural 



ground level at the boundary with no. 42. However, this height would be viewed against a 
backdrop of the two-storey built form plus roof of the existing house.

The occupiers of 42 Scotland Road and the Parish Council have objected to the proposal but the 
objections are not supported by Officers. Outlook and sunlight would not be overly obscured to no. 
42 as the extension would be set against the existing mass of a two-storey rear bay. There would 
indeed be an over sailing roof from the flank of the extension but the plans have been examined 
and a site visit conducted and it has been established that the proposals would not involve any 
structure projecting beyond a boundary. On this basis no further clarification on boundary 
treatment is required. As referred to above, no loss of privacy is envisaged from the side dormer 
facing to the north providing a condition is imposed that this dormer be obscure glazed.

Conclusion:

The objections of the Parish Council and a neighbour are noted. However, the extension is of the 
nature of a side extension being set between the property of the neighbour in question and 
existing two-storey built form. Accordingly this element of the proposals is considered acceptable. 
The proposals would complement the appearance of the existing house with the dormers relating 
to the style of the existing property and the extension being recessed between the existing house 
and a side boundary fence. Accordingly the proposals comply with relevant planning policy and it 
is recommended that planning permission be granted.

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

Planning Application Case Officer: Jonathan Doe
Direct Line Telephone Number: 01992 564103

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk
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Report Item No: 5

APPLICATION No: EPF/0679/17

SITE ADDRESS: 47 Forest View Road
Loughton
Essex
IG10 4DY

PARISH: Loughton

WARD: Loughton Forest

APPLICANT: Ms Diana Watmough

DESCRIPTION OF 
PROPOSAL:

Replace existing two storey single house with pair of integrated 
three storey semi-detached houses.

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=592577

CONDITIONS 

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

2 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: 05, 06, 07, 08A, 09A, 10 and 11A

3 A flood risk assessment and management and maintenance plan 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 best practice 
tool. The approved measures shall be carried out prior to the substantial completion 
of the development and shall be adequately maintained in accordance with the 
management and maintenance plan.

4 No development shall take place until details of levels have been submitted to and 
approved by the Local Planning Authority showing cross-sections and elevations of 
the levels of the site prior to development and the proposed levels of all ground floor 
slabs of buildings, roadways and accessways and landscaped areas. The 
development shall be carried out in accordance with those approved details.

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

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=592577


6 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) and 
implementation programme (linked to the development schedule) for the front 
garden areas have been submitted to an approved in writing by the Local Planning 
Authority. These works shall be carried out as approved. The hard landscaping 
details shall include, as appropriate, and in addition to details of existing features to 
be retained: proposed finished levels or contours; walls fences and other means of 
enclosure; car parking layouts; other minor artefacts and structures, including signs 
and lighting and functional services above and below ground. The details of soft 
landscape works shall include plans for planting or establishment by any means and 
full written specifications and schedules of plants, including species, plant sizes and 
proposed numbers /densities where appropriate. If within a period of five years from 
the date of the planting or establishment of any tree, or shrub or plant, that tree, 
shrub, or plant or any replacement is removed, uprooted or destroyed or dies or 
becomes seriously damaged or defective another tree or shrub, or plant of the same 
species and size as that originally planted shall be planted at the same place, unless 
the Local Planning Authority gives its written consent to any variation.

7 The proposed use of this site has been identified as being particularly vulnerable if 
land contamination is present, despite no specific former potentially contaminating 
uses having been identified for this site.  

Should any discoloured or odorous soils be encountered during development works 
or should any hazardous materials or significant quantities of non-soil forming 
materials be found, then all development works should be stopped, the Local 
Planning Authority contacted and a scheme to investigate the risks and / or the 
adoption of any required remedial measures be submitted to, agreed and approved 
in writing by the Local Planning Authority prior to the recommencement of 
development works.

Following the completion of development works and prior to the first occupation of 
the site, sufficient information must be submitted to demonstrate that any required 
remedial measures were satisfactorily implemented or confirmation provided that no 
unexpected contamination was encountered.

Reason:- It is the responsibility of the developer to ensure the safe development of 
the site and to carry out any appropriate land contamination investigation and 
remediation works. The condition is to ensure the risks from land contamination to 
the future users of the land and neighbouring land are minimised, together with 
those to controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors, in accordance with the guidance contained 
within the National Planning Policy Framework and policy RP4 of the adopted Local 
Plan and Alterations.
 

8 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.



9 No development shall take place until wheel washing or other cleaning facilities for 
vehicles leaving the site during construction works have been installed at the site.  
The installed cleaning facilities shall be used to clean vehicles wheels immediately 
before leaving the site.

10 Prior to first occupation of the development, the vehicular access shall be 
constructed at right angles to the highway boundary and to the existing carriageway. 
The width of the access at its junction with the highway shall not be less than 4.1 
metres and shall be provided with an appropriate dropped kerb vehicular crossing of 
the footway.

11 Prior to first occupation of the development the existing vehicular access shall be 
permanently closed incorporating the reinstatement to full height of the footway and 
kerbing.

12 No unbound material shall be used in the surface treatment of the vehicular access 
within 6 metres of the highway boundary.

13 No additional windows shall be installed in the side elevations of the buildings 
hereby permitted (including any at roof level) without prior consent from the local 
planning authority.

14 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 as amended (or any other Order 
revoking, further amending or re-enacting that Order) no extensions and 
enlargements of the roof generally permitted by virtue of Classes A and B of Part1 of 
Schedule 2 to the Order shall be undertaken without the prior written permission of 
the Local Planning Authority.

This application is before this Committee since it is for a type of development that cannot be 
determined by Officers if more than two objections material to the planning merits of the proposal 
to be approved are received. In addition, the recommendation is for approval contrary to an 
objection from a local council which is material to the planning merits of the proposal (Pursuant to 
The Constitution, Part Three: Scheme of Delegation, Appendix 3)

Description of Site:

The application site comprises a two storey detached dwelling on the northwest side of Forest 
View Road. The property sits on a 22m wide plot and the original inter-war house with a tiled 
pitched roof has been previously extended with a two storey flat roof addition on the southwest 
side; the site also features a detached single storey garage aligning with the front building line. 

The site lies in a wholly residential area comprising of larger family homes, the site backs on to 
forest land. Land falls to the north, such that the existing dwelling is around 1 metre below the road 
and there is a more pronounced fall at the rear. 



Description of Proposal: 

The application proposes the demolition of the existing buildings and replacement with a semi-
detached pair of four bedroom houses. The buildings appear two-storey from the road but seek to 
excavate part of the rear slope to create an additional lower ground floor under around 80% of the 
upper floors, thereby appearing three-storey at the rear. This provides kitchen and dining areas at 
lower level and enables both properties to include garages at ground floor. 

The central part of the building has a crown roof which steps down to a lower wing on either side, 
the highest part of the roof is indicated as matching the existing ridge and eaves levels. The front 
elevation is predominantly brick but is broken up with matching, rendered, projecting two storey 
bays with low gable roofs and a central projecting cowl (repeated on the rear) to ventilate the roof 
space. On the rear elevation, contrasting render is used on the lower ground floor and 1m deep 
centrally placed balconies are provided to each dwelling. 

The frontage includes two parking spaces for each unit, one as a tandem bay to the garage, and 
the remainder is landscaped, on both flanks there is a side access with steps down to the garden 
level.

Relevant History:

None

Policies Applied:

Adopted Local Plan:

CP1 Achieving sustainable development objectives
CP2 Quality of Rural and Built Environment
CP7 Urban form and quality
DBE1 Design of new buildings
DBE2 Effect on neighbouring properties
DBE3 Design in urban areas
DBE8 Private amenity space
DBE9 Loss of Amenity
ST6 Vehicle parking

NPPF:

The National Planning Policy Framework (NPPF) has been adopted as national policy since March 
2012. Paragraph 215 states that due weight should be given to relevant policies in existing plans 
according to their degree of consistency with the framework.  The above policies are broadly 
consistent with the NPPF and should therefore be given appropriate weight.

Draft Local Plan:

At the current time, only limited weight can be applied to the Draft Local Plan, however the Draft 
Plan and evidence base should be considered as a material consideration in planning decisions. 
The relevant policies in this case are as follows:

SP1 Presumption in favour of sustainable development
SP2 Spatial Development Strategy
SP6 Natural Environment, Landscape Character and Green Infrastructure
T1 Sustainable Transport Choices



DM9 High Quality Design
DM10 Housing Design and Quality

Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted:  Twelve
Site notice posted:  Yes

Responses received:  OBJECTIONS have been received from residents OF 28 AND 43 FOREST 
VIEW ROAD, 28 CONNAUGHT AVENUE AND 52 OLLARDS GROVE. Objectors particularly raise 
concerns around the development of semi-detached properties in an area where all existing 
dwellings are detached which is seen to be out of character; one objector highlights the applicants 
design and access statement which describes the houses opposite the site as being semi-
detached, which they are not. On a similar theme, two objectors consider the provision of three 
floors at the rear to be out of character with the surroundings.

Three objectors raise issues around vehicle parking and the impact on the existing road capacity. 
Other comments include reference to the flat roof element being bulky and out of scale, the 
intensity of development compared to the local form and the precedent that may be established.

LOUGHTON TOWN COUNCIL: Objection
The development is not in keeping with the area which predominantly comprises single detached 
properties. Members also commented on the lack of on-site parking provision given that two 4-
bedroomed properties were proposed. Parking is a continuing problem in this road due to 
commuter parking.

Main Issues and Considerations:

The main issue arising from public consultation is that of local character. Officers acknowledge the 
immediate surrounding properties are predominantly detached but there is significant variety within 
such a description – a wide mix of plot widths, site areas and coverage and most significantly in 
built form. The NPPF is clear in its guidance, stating at paragraph 65:

Local planning authorities should not refuse planning permission for buildings or infrastructure 
which promote high levels of sustainability because of concerns about incompatibility with an 
existing townscape, if those concerns have been mitigated by good design (unless the concern 
relates to a designated heritage asset…)

Thus, in design terms, the building is proportionate to the adjoining properties and to the building it 
replaces (matching the eaves and ridge heights). The front elevation is broken up with the 
projecting bay windows and the use of a mix of materials while the mass of the roof is scaled down 
on the flanks. At the rear, the lower floor replaces a substantial raised patio, is not visible from any 
public land and is set in the context of the locally listed building at 449 Forest View Road which 
features a prominent rear gable with a window at roof floor and habitable rooms on at least three 
floors. Officers consider therefore that the development represents good design, is highly 
sustainable and a refusal of the grounds that the scheme does not provide a detached property 
could not be sustained.

Adopted parking standards require provision of two spaces per unit for 4 bedroom houses. The 
application indicates capacity for three vehicles on each property taking account of a space 
directly in front of the garage which itself meets design standards in adopted policy. This is 
achieved from a shared central access which would ensure on-street parking in front of the 
development is not compromised. Parking provision is therefore fully in accordance with adopted 
policy. While issues around commuter parking in the area are noted, other powers exist to deal 
with this and their use is a matter for the highway authority. 



In terms of direct amenity impact, the building does not project beyond the front or rear walls of no. 
45 to the north east which has secondary windows in the side elevation at first floor and roof level 
only and is thereby unaffected. The main house at no.49 lies at least 10 metres from the boundary 
and has a garage built up to the boundary and is similarly unaffected.  Objectors refer to the mass 
and impact of the crown roof, but in this regard officers note that no. 45 Forest View Road has 
recently been extended with a crown roof and rear dormers added over the whole property 
(application ref EPF1910/15) and in this context it cannot be argued that the roof proposed  is any 
more intrusive to surrounding occupiers.    

Conclusion:

The provision of two dwellings on a site of this size and in this location represents a sustainable 
form of development of appropriate intensity. The siting of the building ensures there is no direct 
adverse impact on neighbours and car parking is provided off street that meets adopted standards 
and does not compromise on-street spaces. The built form is appropriate in scale in relation to the 
adjoining buildings and is well designed in its context.

While noting the general detached form of buildings in the vicinity, the site does not lie in an area 
of specific heritage merit and there is wide variety in all regards in built form, plots sizes and site 
coverage and it is difficult to argue that simply being detached gives an identifiable local character. 
While the building does include three floors at the rear this takes advantage of site topography with 
out unduly affecting the building height, is not readily visible and could be argued as performing a 
similar function to the rooms in the roof at neighbouring properties. Permitted development rights 
can be withdrawn to allow further extensions at roof level to be considered in their proper context.

Guidance in the NPPF is clear that townscape issues of the type raised in consultations should be 
given less weight where all other considerations point to the development being acceptable and 
officers contend that the proposals are therefore entirely consistent with that approach.    

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

Planning Application Case Officer: Ian Ansell
Direct Line Telephone Number: 01992 564481

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk
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Report Item No: 6

APPLICATION No: EPF/0719/17

SITE ADDRESS: 9-11 High Beech Road
Loughton
Essex
IG10 4BN

PARISH: Loughton

WARD: Loughton Forest

APPLICANT: Mr H Winston

DESCRIPTION OF 
PROPOSAL:

Change of use, conversion and enlargement of ground floor and 
first floor B1 offices to create 6 no. one bed flats and 1 no. two bed 
flat and 1 no. studio flat with 6 car spaces at the rear to serve the 
new flats and two existing flats.

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=592642

CONDITIONS 

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

2 The development hereby permitted will be completed strictly in accordance with the 
4 approved drawings numbered 911HRL/16/P/001 as revised, /002, /003, and /004. 

3 The 6 off street car spaces shown on plan no. 911HRL/16/P/002 shall be retained 
on a permanent basis for the parking of cars associated with the 8 flats hereby 
approved and the 2 existing flats on the site. They shall not be used in connection 
with any other use.

4 Details of the provision of fixed obscured glazing panels to the existing first floor side 
facing windows in flat 8 shall be submitted to and approved by the Local Planning 
Authority before any work commences on site. Once approved these details shall be 
implemented in full and these fixed obscured glazing panels shall thereafter be 
retained on a permanent basis.

5 The proposed 3 triangular windows in the first floor rear elevation shall be 
constructed in strict accordance with plan number 911HRL/16/P/004 hereby 
approved. Thereafter they shall be retained in that form on a permanent basis.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=592642


6 The proposed landscaping at the front of the block in High Beech Road, and 
associated enclosure, as shown on the plans hereby approved, particularly on plan 
number 911HRL/16/P/002, shall be completed within 6 months of occupation of the 
first of the eight proposed flats.

7 Prior to the first occupation of the development the existing dropped kerb crossing 
on to High Beech Road shall be fully reinstated to include full height kerbing and 
footway construction.

8 Prior to the first occupation of the development the Developer shall be responsible 
for the provision and implementation - per dwelling - of a Residential Travel 
Information Pack for sustainable transport, approved by Essex County Council, to 
include six one day travel vouchers for use with the relevant local public transport 
operator.

9 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.

This application is before this Committee since the recommendation is for approval contrary to an 
objection from a local council which is material to the planning merits of the proposal (pursuant to 
the constitution part three: scheme of delegation, appendix 3). 

Description of Site:

A two storey building with residential accommodation in the roof at second floor level. The ground 
and first floors are in use as small suites of offices but the second floor has been converted and 
altered to 2 one-bedroom self contained flats. A parking area for some 6 cars lies to the rear of the 
building with vehicular access being out on to Smarts Lane at the rear. The property is not listed 
nor does it lie in a conservation area. The site lies close to the High Road shopping area but just 
outside the town centre boundary. With the exception of another office building at the adjoining 13 
-17 High Beech Road surrounding buildings are predominantly in residential use. 
 
Description of Proposal:

Change of use, conversion, and enlargement of ground floor and first floor offices to create 6 one 
bedroom flats, 1 two bedroom flat, and 1 studio flat, with 6 car spaces at the rear to serve the 
proposed 8 flats and 2 existing flats. 

Relevant History:

EPF/2337/12 gave approval to the change of use of the second floor from offices to two residential 
flats, including extension to roof area with mansard roof, and provision of rear staircase. This 
consent was implemented and the two flats are occupied.



EPF/2596/14 gave approval to a ground floor side/rear extension and first floor rear extension to 
the existing offices. This consent was not implemented but the extensions proposed under this 
approval EPF/2596/14 are the same as proposed in this current application. 
. 
Policies Applied:

Adopted Local Plan:
DBE9 – Loss of amenity.
CP1 – Achieving sustainable development objectives
CP2 – Protecting the quality of the rural and built environment
ST6 – Vehicle parking

NPPF:
The National Planning Policy Framework (NPPF) has been adopted as national policy since March 
2012. Paragraph 215 states that due weight should be given to relevant policies in existing plans 
according to their degree of consistency with the framework.  The above policies are broadly 
consistent with the NPPF and should therefore be given appropriate weight.

Draft Local Plan
At the current time, only limited material weight can be applied to the Draft Local Plan, however 
the Draft Plan and evidence base should be considered as a material consideration in planning 
decisions. The relevant policies in this case are as follows:
- DM9 - High Quality Design
- T1 – Sustainable Transport Choices

Summary of Representations:

LOUGHTON TOWN COUNCIL – object – The Committee noted the contents of two letters of 
objection. There were concerns for the overlooking of no.7 High Beech Road and the lack of 
amenity space for the residents of the new flats. The proposal would also result in the increased 
use of the access road from Smarts Lane detrimental to the amenities of the other properties. As 
insufficient on site parking has been provided members asked for a planning condition to prohibit 
occupants of the flats from being issues with residents parking permits, if such a scheme was 
brought into Loughton in the future.

NEIGHBOURS – 23  consulted and five replies have been received:-

14, SMARTS LANE – I consider this to be an overdevelopment of the site as the flats will be a 
matter of a few feet from my patio garden. With the extra building there will be a loss of light in my 
lounge as the development is too near my property. Privacy will be lost from my conservatory and 
there will also be noise from radios etc in the flats.

16a, SMARTS LANE – object because the building will encroach on my privacy and will cause 
problems with the influx of people and cars. My property will be overlooked by the new flats.

14a, SMARTS LANE - I do not agree to any more building extensions to this building – it will block 
more lighting to my house and this is an overdevelopment.

21, HIGH BEECH ROAD – the provision of off street is not sufficient. The development will only 
increase the parking problems in High Beech Road.



26, HIGH BEECH ROAD – no objections to the flats but would want reassurance that the tree to 
the front of the building would not be removed – it gives some privacy to my house and neighbours 
houses since we have very large windows in our town houses.

ESSEX CC HIGHWAYS – It is noted that the parking provision is less than the number of flats 
proposed but Loughton is considered to be a very accessible location with good access to 
sustainable modes of transport. Therefore, from a highways and transportation perspective the 
impact of the proposal is acceptable to the Highway Authority subject to conditions being imposed 
requiring 1) the reinstatement of the High Beech Road dropped kerb to a normal pavement, and 2) 
the developer to provide a Residential Travel Information Pack to each dwelling.

Issues and Considerations:

The proposed extensions to the property are fairly modest in scale and have been already 
approved by EPF/2596/14. They consist of a ground floor extension to infill the undercroft to the 
building (which provides pedestrian access to the office suites and to the rear parking area) and a 
first floor rear extension - to infill a small recess to bring it out to the same line as the existing main 
first floor rear wall of the building. It should be noted that without these extensions this change of 
use from offices to flats would a permitted development - subject to a prior approval determination 
being lodged  - as a result of changes to legislation introduced in 2013 by the Government 
designed to encourage provision of dwellings in office buildings.

The need for a planning permission because of the proposed extensions provides an opportunity 
to change the design of windows at first floor rear so as to reduce the potential for overlooking to 
houses in Smarts Lane, the rear walls of which lie close by - between 11 and 17.5m from the first 
floor rear wall of the building. Three projecting triangular windows will be installed which will only 
have clear glazing in one face providing views to the north away from the Smarts Lane houses, 
with the other faces to be fixed with obscured glass. This design will limit the loss of privacy to the 
Smarts Lane house and their gardens, and partly addresses the concerns of the objection 
received from the occupants of Smarts Lane houses. 

The ground floor infill extension will be extended rearwards by some 1.5m and this will increase 
the existing sense of enclosure to the rear yard/garden area of the adjoining house at no. 7 High 
Beech Road, which the applicants own. However, this house has a side garden which is used to 
provide its primary amenity space, and the extension and infill of the undercroft area will not 
seriously harm to the amenity of no.7. There are also two existing side facing first floor office 
windows that overlook the rear yard/garden area of no.7. Use of these offices as a habitable room 
will increase a sense of loss of privacy and the applicant is prepared to install obscured gazing on 
the lower sections of these windows to prevent overlooking. This detail will be covered by a 
condition. Finally, the ground floor rear extension, and first floor recess extension, will have a 
minimal net effect on the outlook and amenity of the objectors houses at the rear in Smarts Lane.

In respect of concerns raised about car parking the existing rear car park can provide 6 spaces for 
the proposed 8 flats and the two existing flats. The flats are non family dwellings and given that the 
site lies in a sustainable location next to the town centre, and close to bus routes and the Loughton 
underground station, the Essex CC Highways Authority has no objection to the proposal. Loughton 
Town Council are concerned that the proposal will result in more use of the Smarts Lane access 
(which has an automatically controlled gate) which could impact on the amenity of nearby 
dwellings. However the existing use of the building by some 16 office suites is considered to give 
rise to more vehicular trips than the proposed flats, and the amenity of residents will not be 
adversely affected by this change.

With regard to of the Town Council’s concern about lack of amenity space, the proposed flats are 
too small for family occupation. As with other flatted developments it is likely that residents of the 



flats will place more importance on the sites proximity to the town centre, its services, and to the 
tube station. In this context it would be unreasonable to insist that amenity space be provided. 

Finally the tree referred to in the comments received form 26 High Beech Road is a tree in the 
pavement and therefore falls outside the application site and is not affected by the proposals.
 
Conclusion:

The proposal will make beneficial use an existing building, and will provide 8 much needed flats for 
small households in a very sustainable location close to facilities. Changes to the design of first 
floor windows at the rear will reduce the potential for overlooking of Smarts Lane houses that lie to 
the rear. The comings and goings of pedestrians and cars to the proposed flats is likely to be lower 
than for the existing small office suites. For these reasons, and those set out above, it is 
recommended that planning permission be granted subject to conditions. 

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

Planning Application Case Officer: David Baker
Direct Line Telephone Number: 01992 564514

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
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Report Item No: 7

APPLICATION No: EPF/0862/17

SITE ADDRESS: 113 Church Hill
Loughton
Essex
IG10 1QR

PARISH: Loughton

WARD: Loughton St Johns

APPLICANT: Mr James Litherland

DESCRIPTION OF 
PROPOSAL:

Outline application for residential development with details of 
access (up to 10 no. units) Resubmission of application 
EPF/1741/16.

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=593081

CONDITIONS 

1 The development hereby permitted shall be commenced before the expiration of 
three years from the date of this permission or two years from the approval of the 
last of the reserved matters as defined in condition 2 below, whichever is the later.

2 a)  Details of the reserved matters set out below ("the reserved matters") shall be 
submitted to the Local Planning Authority for approval within three years from the 
date of this permission:
(i) layout;
(ii) scale;
(iii) appearance;, and
(v) landscaping.

b)  The reserved matters shall be carried out as approved.

c)  Approval of all reserved matters shall be obtained from the Local Planning 
Authority in writing before any development is commenced.

3 The development hereby permitted will be completed strictly in accordance with the 
approved drawings no 6009(P) 102 rev A and 6009(p)109 rev B (as it relates to site 
access):.

4 Should the Phase 1 Land Contamination preliminary risk assessment carried out 
under the above condition identify the presence of potentially unacceptable risks, no 
development shall take place until a Phase 2 site investigation has been carried out. 
A protocol for the investigation shall be submitted to and approved by the Local 

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=593081


Planning Authority before commencement of the Phase 2 investigation. The 
completed Phase 2 investigation report, together with any necessary outline 
remediation options, shall be submitted to and approved by the Local Planning 
Authority prior to any redevelopment or remediation works being carried out. The 
report shall assess potential risks to present and proposed humans, property 
including buildings, crops, livestock, pets, woodland and service lines and pipes, 
adjoining land, groundwaters and surface waters, ecological systems, 
archaeological sites and ancient monuments and the investigation must be 
conducted in accordance with DEFRA and the Environment Agency's "Model 
Procedures for the Management of Land Contamination, CLR 11", or any 
subsequent version or additional regulatory guidance. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the remediation scheme condition that 
follows]

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

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

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



8 An assessment of flood risk, focussing on surface water drainage, 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 development shall be 
carried out and maintained in accordance with the approved details.

9 No development shall take place until details of levels have been submitted to and 
approved by the Local Planning Authority showing cross-sections and elevations of 
the levels of the site prior to development and the proposed levels of all ground floor 
slabs of buildings, roadways and accessways and landscaped areas. The 
development shall be carried out in accordance with those approved details.

10 No development shall take place, including any works of demolition, until a 
Construction Method Statement has been submitted to, and approved in writing by, 
the Local Planning Authority. The approved Statement shall be adhered to 
throughout the construction period. The Statement shall provide for:

1. The parking of vehicles of site operatives and visitors
2. Loading and unloading of plant and materials
3. Storage of plant and materials used in constructing the development
4. The erection and maintenance of security hoarding including decorative displays 
and facilities for public viewing, where appropriate
5. Measures to control the emission of dust and dirt during construction, including 
wheel washing.
6. A scheme for recycling/disposing of waste resulting from demolition and 
construction works.

11 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) and 
implementation programme (linked to the development schedule) have been 
submitted to an approved in writing by the Local Planning Authority. These works 
shall be carried out as approved. The hard landscaping details shall include, as 
appropriate, and in addition to details of existing features to be retained: proposed 
finished levels or contours; car parking layouts; other minor artefacts and structures, 
including signs and lighting and functional services above and below ground. The 
details of soft landscape works shall include plans for planting or establishment by 
any means and full written specifications and schedules of plants, including species, 
plant sizes and proposed numbers /densities where appropriate. If within a period of 
five years from the date of the planting or establishment of any tree, or shrub or 
plant, that tree, shrub, or plant or any replacement is removed, uprooted or 
destroyed or dies or becomes seriously damaged or defective another tree or shrub, 
or plant of the same species and size as that originally planted shall be planted at 
the same place, unless the Local Planning Authority gives its written consent to any 
variation.

12 No construction works above ground level shall take place until documentary and 
photographic details, including samples where required of the types and colours of 
the external finishes have been submitted to and approved by the Local Planning 
Authority, in writing. The development shall be implemented in accordance with such 
approved details.



13 Prior to the commencement of the development, details of all walls, fences gates 
and other means of enclosure,  and including where practical retention of existing 
boundary walls,  shall be submitted to and approved by the Local Planning Authority. 
The works as agreed shall be fully implemented prior tot first occupation of the 
development. No further gates or means of enclosure shall thereafter be added 
without prior consent from the Local Planning Authority.

14 Prior to the commencement of development, details of all external lighting to be 
installed on buildings and within the site shall be submitted to and approved by the 
Local Planning Authority/ The works as agreed shall be fully implemented prior to 
first occupation of the development.

15 Prior to the commencement of development and notwithstanding any details shown 
on the submitted plans, details of the layout and finishes of the refuse storage 
facilities shall be submitted to and approved by the Local Planning Authority. The 
works as agreed shall be completed prior to first occupation of the development and 
thereafter retained free from obstruction solely for the storage of refuse and 
recyclable materials and for no other purpose.

16 Prior tot he commencement of the development, details of the siting and design, 
including security measures of a cycle store with capacity for a minimum of 10 
bicycles shall be submitted to and approved by the Local Planning Authority. The 
works as agreed shall be fully implemented prior to first occupation of the 
development and thereafter retained for use by residents of the site.

17 All parking spaces and turning areas shall accord with the adopted Essex County 
Council Revised Parking Standards (2009). Details of measures to secure such 
compliance shall be submitted to and approved by the Local Planning Authority prior 
to works to construct any parking area commencing. The works as agreed shall be 
completed prior to first occupation and thereafter retained for residents parking.

18 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.

19 No development shall take place until wheel washing or other cleaning facilities for 
vehicles leaving the site during construction works have been installed at the site.  
The installed cleaning facilities shall be used to clean vehicles wheels immediately 
before leaving the site.

20 Prior to first occupation of the development the existing redundant vehicular dropped 
kerb crossing shall be fully reinstated to full height kerbing and footway.



21 Prior to first occupation of the proposed development, the Developer shall be 
responsible for the provision and implementation of a Residential Travel Information 
Pack for sustainable transport, approved by Essex County Council, to include six 
one day travel vouchers for use with the relevant local public transport operator.

22 There shall be no discharge of surface water onto the Highway.

23 Any external amenity area at ground floor shall remain available for use by all 
residents and shall not be enclosed or sub-divided to limit or prevent access thereto 
for any resident unless otherwise agreed in writing by the local planning authority.
 
 

24 No meter boxes, vents, grilles or ducting shall be fixed to the fabric of the building 
without the prior written approval of the Local Planning Authority.

This application is before this Committee since it is for a type of development that cannot be 
determined by Officers if more than two objections material to the planning merits of the proposal 
to be approved are received (Pursuant to The Constitution, Part Three: Scheme of Delegation, 
Appendix 3)

Description of Site:

The application relates to the former milk delivery depot site on the south-east side of Church Hill, 
comprising around 0.1 ha on an L-shaped plot extending behind the adjoining petrol station. Other 
than the forecourt area, a mix of single storey buildings give total coverage to the remainder of the 
site; these have been vacant for around two years.

The site is adjoined on two sides by residential properties. The site also adjoins a petrol station to 
the north east, beyond which is the recently built Sainsbury Local store in a three storey building 
including residential accommodation on the upper floors.

The location of the site on Church Hill means there are significant changes in ground levels, rising 
to both south and east

Description of Proposal: 

The application is a revised scheme submitted in outline for residential redevelopment of the site, 
following previous refusal. The application again includes similar illustrative material to 
demonstrate a scheme for 10 residential units on the site, on this occasion set within a two storey 
building

The scheme indicates 6 x 2 bed and 4 x 1 bed flats in a building that aligns with the frontage of the 
adjoining house and extends to a minimum of 8 metres from the rear boundary. Although the 
illustrative plan indicates a front gable with a glazed façade rising into the roof area, no 
accommodation is required in the roof area in order to provide the 10 units indicated.

The building is indicated as being set in from the adjoining residential property with a reduced roof 
height to this section. 



The remainder of the scheme remains as indicated in the previous scheme. Parking for 10 
vehicles is provided to the rear of the petrol station, accessed from a shared surface that also 
serves the main building entrance in the flank. Cycle stands are indicated at the rear adjacent to 
the communal amenity space that is around 110 sq.m. (reduced from 180 sq.m to accommodate 
the larger footprint),and bin stores are on the front screened by landscaping.

Relevant History:

EPF/1845/14 Part demolition and part retention of existing building to provide a convenience 
foodstore (A1 use) (344 sq m gross), the provision of 12 car parking spaces and a 
dedicated delivery bay. The installation of an ATM within the shopfront. The 
application was approved, but not implemented due to the nearby Sainsbury 
development which was allowed on appeal

EPF/1741/16 Outline application for residential development of 10 no. apartments with details of 
access. The application was initially refused for the following reasons:

1. The quantum of development proposed, together with appropriate off-street car 
parking and private amenity space provision, is likely to require a three-storey 
building.  A building of that height would be unlikely to relate well to the 
neighbouring house at 111 Church Hill and would be likely to appear over-
dominant in the street scene.  As a consequence, the proposal is very unlikely 
to respect the character and appearance of the locality, contrary to Local Plan 
and Alterations policies CP2(iv), CP3(v), CP7, and DBE1(i), which are 
consistent with the National Planning Policy Framework.

2. The quantum of development proposed, together with appropriate off-street car 
parking and private amenity space provision, is likely to result in a development 
that could not allow for a refuse vehicle to conveniently enter the site for the 
purpose of collecting refuse.  As a consequence, the refuse from the proposal is 
likely to be collected by a refuse vehicle stopping on the highway adjacent to 
the site, causing temporary obstruction to the free movement of vehicles on 
Church Hill that could amount to an excessive degree of traffic congestion.  The 
proposal is therefore contrary to Local Plan and Alterations Policy ST4(ii), which 
is consistent with the National Planning Policy Framework.

3. The proposed vehicular access arrangements fail to provide for a visibility splay 
of 1.4m by 90m where the 1.4m distance is that from the back edge of the 
footway into the site.  As a consequence the proposal is likely to be detrimental 
to highway safety, contrary to Local Plan and Alterations Policy ST4(iii), which is 
consistent with the National Planning Policy Framework.

Members will no doubt recall that following reconsideration, reasons 2 and 3 were 
subsequently withdrawn. An appeal has been lodged against this decision and a 
decision is awaited, although officers understand this may be withdrawn if an 
alternative acceptable proposal is agreed.

Policies Applied:

Adopted Local Plan:

CP1 Achieving sustainable development objectives
CP2 Quality of Rural and Built Environment
CP3 New development
CP4 Energy conservation
CP5 Sustainable building



CP6 Achieving sustainable urban development patterns
CP7 Urban Form an Quality
RP4 Contaminated land
RP5A Adverse environmental impacts
H2A Previously developed land
H3A Housing density
H4A Dwelling mix
U3B Sustainable drainage systems
DBE1 Design of new buildings
DBE2 Effect on neighbouring properties
DBE3 Design in urban areas
DBE6 Car parking in new development
DBE8 Private amenity space
DBE9 Loss of Amenity
LL11 Landscaping schemes
ST4 Road safety
ST6 Vehicle parking

NPPF:

The National Planning Policy Framework (NPPF) has been adopted as national policy since March 
2012. Paragraph 215 states that due weight should be given to relevant policies in existing plans 
according to their degree of consistency with the framework.  The above policies are broadly 
consistent with the NPPF and should therefore be given appropriate weight.

Draft Local Plan:

At the current time, only limited weight can be applied to the Draft Local Plan, however the Draft 
Plan and evidence base should be considered as a material consideration in planning decisions. 
The relevant policies in this case are as follows:

SP1 Presumption in favour of sustainable development
SP2 Spatial Development Strategy 2011-2033
SP6 The Natural Environment, Landscape Character and Green Infrastructure
H1 Housing Mix and Accommodation Types
H2 Affordable Housing
T1 Sustainable Transport choices
DM5 Green Infrastructure: Design of Development
DM9 High Quality Design
DM10 Housing Design & Quality
DM16 Sustainable Drainage Systems
DM21 Local environmental impacts, pollution and land contamination

Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted:  47 (as previous application)
Site notice posted: yes
Responses received:  Comments have been received from 6 properties and from the LOUGHTON 
RESIDENTS ASSOCIATION PLANS GROUP.

Objections are submitted by residents of 16, 24, 30 AND 32 MARJORAMS AVENUE AND FLAT 6 
COBALT PLACE, 121 CHURCH HILL.  Several objectors consider parking provision to be 
inadequate at 1 space per unit and that this is indicative of an over intensive development in the 
local context. More specific issues include:



- 24 MARJORAMS AVENUE – resubmitted previous objections to the three storey building 
including issues of overlooking, the scale of the building and loss of outlook.

- 30 MARJORAMS AVENUE – consider the height of the building excessive as it is higher 
than the neighbouring dwelling and causes loss of outlook.

- 32 MARJORAMS AVENUE – resident is concerned at possible loss of light and loss of 
security from the removal of the existing walls, the resident would wish to see tree planting 
along the boundary.

The resident at 22 MARJORAMS AVENUE has advised that they have no objection to a two 
storey building, but seek a restriction to preclude any additional floors being added.

LOUGHTON RESIDENTS ASSOCIATION PLANS GROUP: Commented that the principle of 
residential development on the site and a two storey building would be acceptable in principle. 
However, they consider car parking provision to be inadequate, even allowing for a reduction in 
applying full standards to take account of the accessible location. LRAPG would wish to see 
condition requiring landscaping, working hours and wheel washing to be included if Members are 
minded to approve the application.  

LOUGHTON TOWN COUNCIL:

The Committee NOTED the contents of two letters of objection.

The Committee made NO COMMENT on this resubmitted application.

Main Issues and Considerations:

The application seeks to address Members specific concerns at the scale of the building shown on 
the previous application, specifically that a three storey building would be inappropriate. The 
building is now indicated at two storeys and can therefore take more of a cue from the 
neighbouring house in particular with the introduction of gabled roofs to the front and side and 
lower hipped roofs to the rear, thus the building can be seen as more evidently in context with the 
local vernacular.

The indicative building will have a bigger footprint but maintains clear separation from adjoining 
properties to the rear and side, a minimum of 8 metres from the rear and 3.5m from the side where 
the neighbouring property lies to the south west. In the context of the depth and elevation of 
properties to the rear (the houses sit on elevated ground), officers are satisfied that there is no 
significantly greater impact on adjoining properties from the larger footprint. 

The amended scheme introduces a revised mix of units; from 8 x 2 bed and 2 x 1 bed in the 
original to 6 x 2 bed and 4 x 1 bed which indicates a reduced intensity of development arising from 
the previous scheme.

In noting objections on other issues from local residents, most of these issues were considered in 
the previous application and not raised in the refusal notice. Members accepted that car parking of 
one space per unit was appropriate in this sustainable location and that the access thereto was 
acceptable, views shared by the Highway Authority. The previous report also concluded that 
separation distances to properties in Marjorams Avenue, where buildings lie a minimum of 25 
metres from the site boundary .were sufficient to minimise harm. Matters of detail, such as 
boundary treatments, tree planting and landscaping, are adequately dealt with by conditions and 
are not appropriate to be considered at outline stage.

Conclusion:



The proposal deals specifically with the issue that resulted in the refusal of the previous application 
by demonstrating that ten units can be accommodated within a two storey building on the site 
without demonstrable harm to surrounding occupiers and in a form and scale that is in keeping 
with the local built form as identified by Members. 

As with the previous application, only access is to be determined at this stage, and is acceptable, 
while all other matters are covered by conditions.

Officers consider there are no grounds on which this application could now reasonably be refused.

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

Planning Application Case Officer: Ian Ansell
Direct Line Telephone Number: 01992 564481

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk
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Report Item No: 8

APPLICATION No: EPF/0883/17

SITE ADDRESS: 3 Station Way
Buckhurst Hill
Essex
IG9 6FA

PARISH: Buckhurst Hill

WARD: Buckhurst Hill East

APPLICANT: Mr Craven

DESCRIPTION OF 
PROPOSAL:

Proposed retrospective planning application for a pair of semi 
detached dwellings with rear decking to replace previous planning 
approval ref PL/EPF/0131/12

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=593175

CONDITIONS 

1 The development hereby permitted must be completed not later than the expiration 
of three months from the date of this notice. The decking areas and their sight 
screens shall thereafter be retained as hereby permitted unless the local planning 
authority gives written approval for any alteration.

2 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: 
101
310 Revision B
320 Revision B
321 Revision A

3 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=593175


This application is before this Committee since it is for a type of development that cannot be 
determined by Officers if more than two objections material to the planning merits of the proposal 
to be approved are received (Pursuant to The Constitution, Part Three: Scheme of Delegation, 
Appendix 3)

Description of Site:

The application site is formed of the curtilages of a pair of semi-detached houses. The houses are 
of relatively recent construction with the site having been formed from the rearmost portions of 
properties at 74, 76 and 78 Walnut Way.

To the north of the site is part of the rear garden of 72 Walnut Way. To the east are the remaining 
rear gardens of 74, 76 and 78 Walnut Way. To the west of the application site a development of 
apartments is being constructed on a former site of an electricity transformer station. 

Ground levels fall significantly to the north. 

There is a raised decking which projects by 1.8m from the rear wall of the single storey rear 
extension at 1 Station Way. This decking is 6m in width and has access to the garden by steps 
situated towards the western side boundary. The height is in the region of 0.9m when measured 
from the highest point to west, where the decking is situated 1m from the side boundary. Given 
that they are built on raised land, the decking areas have resulted in increased overlooking and a 
significant reduction in privacy to the rear gardens of 3 Station Way, 74 and 76 Walnut Way.  

There is also raised decking at 3 Station Way which projects by 2.4m from the rear wall of the 
house. The decking is 1m in height when measured to its highest point. It maintains a 1m 
separation distance from the eastern side boundary. Given that land falls significantly from the 
south to the north of the site, and that the decking is built on high ground, this has resulted in 
increased overlooking and reduced privacy to the rear garden areas of 1 Station Way, 74 and 76 
Walnut Way.

The site is not in a Conservation Area and there is no Listed Building in the locality.

Description of Proposal: 

Proposed retrospective planning application for a pair of semi detached dwellings with rear 
decking to replace previous planning approval ref PL/EPF/0131/12

Relevant History:

EPF/0131/12 - Outline Planning Application for two semi-detached two storey dwelling houses. – 
Granted at appeal 26/02/2013

EPF/1273/14 - Application for approval of reserved matters described in condition 1 of the Outline 
planning permission dated 26 February 2013 for two semi-detached two storey dwelling houses 
allowed on appeal (Local Planning Authority reference EPF/0131/12) and for approval of a 
construction method statement, landscaping scheme and scheme for the disposal of foul and 
surface water pursuant to conditions 7, 9 and 14 of the Outline planning permission. – Granted 
18/07/2014

EPF/0154/17 - Retrospective application for a pair of semi detached dwellings with rear decking to 
replace previous planning approval ref PL/EPF/0131/12 – Refused 14/03/2017 for the following 
reason:



“Due to significant changes in ground levels across the sites and siting of the existing decking on 
raised land to the rear of 1 and 3 Station Way, the development by reason of its height has 
resulted in excessive loss of privacy from increased overlooking into the rear gardens of 1 and 3 
Station Way and the rear gardens of 74 Walnut Way, to the significant detriment of the level of 
amenities enjoyed by the occupiers of those properties, contrary to policies DBE 2 and DBE 9 of 
the Adopted Local Plan and Alterations and guidance in the NPPF.”

Policies Applied:

Adopted Local Plan:

CP2 Protecting the Quality of the Rural and Built Environment
CP3 New Development
DBE1 Design of New Development
DBE 2 Effect on Neighbouring Properties
DBE 3 Design in Urban Areas 
DBE 9 Loss of Amenity
LL10               Adequacy of Provision for Landscape Retention
LL11               Landscaping

NPPF:

The National Planning Policy Framework (NPPF) has been adopted as national policy since March 
2012. Paragraph 215 states that due weight should be given to relevant policies in existing plans 
according to their degree of consistency with the framework.  The above policies are broadly 
consistent with the NPPF and should therefore be given appropriate weight.

Draft Local Plan:

At the current time, only limited weight can be applied to the Draft Local Plan, however the Draft 
Plan and evidence base should be considered as a material consideration in planning decisions. 
The relevant policies in this case are as follows:

DM9 High Quality Design

Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted:  26
Site notice posted:  Yes
Responses received:  78 WALNUT WAY – Object, loss of privacy to my rear garden, any timber 
screening will be an eyesore from the gardens of 78, 76 and 74 Walnut Way.
72, 74 and 76 WALNUT WAY (Single letter from freehold owners of the three properties) – Object, 
loss of privacy, overshadowing.
BUCKHURST HILL PARISH COUNCIL:  No objection

Main Issues and Considerations

The main issue in this case is considered to be impact to neighbours.

The houses have not been built in accordance with approved plans in that they each have a raised 
area of decking immediately beyond the rear elevation. This current application proposes to 
provide sight screens to the areas of decking. The screens are intended to prevent overlooking of 
neighbouring gardens. Overlooking was the sole reason for refusal to the previous application.



The previous planning decision involved the identification and definition of a way forward as 
follows:

• 1 Station Way: The timber screening above the decking level at the common boundary with 
3 Station Way should be installed in such a way that it projects from the rear wall of existing single 
storey rear extension along that eastern side elevation by 1.8m deep, and continued to the rear of 
the decking by 2.5m wide in an L-shaped appearance. The overall height of that L-shaped 
screening timber should not exceed 1.8m from above the surface of the decking. 

• 3 Station Way: The timber screening above the decking level at the side boundary adjacent 
to the rear gardens of those properties to the east of the site, should be installed in such a way 
that it projects from the rear wall of the existing house by 2.4m deep, and continued to the rear of 
the decking by 3.5m wide in an L-shaped appearance. The overall height of that screening timber 
should not exceed 1.8m from above the surface of the decking.

The current application has a design of sight screens that accord with the way forward previously 
defined.

In considering the impact of neighbours there are two aspects; whether the screens would prevent 
overlooking and whether the screens would represent overbearing or overshadowing structures 
which would adversely affect neighbours. The timber screens would prevent overlooking and the 
depth of adjoining gardens, some 13m, are adequate for the sight screens, which have a height of 
2.5m relative to ground level, to not be excessively overbearing.

Conclusion:

The design of the houses as built was not as approved in that decking areas were created. These 
have caused a problem of overlooking. The sight screens would overcome the problem without 
causing any alternative problem. Retrospective applications have to be considered in the same 
way as any other application. Planning law requires that applications for planning permission must 
be determined in accordance with the development plan, unless material considerations indicate 
otherwise. The decking with sight screens would not result in an excessive loss of amenity for 
neighbouring properties and the appearance of the sight screens is acceptable. It therefore follows 
that the recommendation is one of approval.

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

Planning Application Case Officer: Jonathan Doe
Direct Line Telephone Number: 01992 564103

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


