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Report Item No: 1
 
APPLICATION No: EPF/3284/17

SITE ADDRESS: 9 Church Hill
Epping
Essex
CM16 4RA

PARISH: Epping

WARD: Epping Lindsey and Thornwood Common

APPLICANT: Mr Darren Hunt

DESCRIPTION OF 
PROPOSAL:

Proposed works and extension to Dane Lodge to create 2 no. 2 
bedroomed apartments and a semi-detached mews cottage along 
with a detached 3 bedroomed dwelling, all with associated car 
parking 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=603055

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: BRD/17/029/001, BRD/17/029/002,  BRD/17/029/003-A, 
BRD/17/029/004-B, BRD/17/029/005-A

3 No development shall have taken place until samples of the types and colours of the 
external finishes have been submitted to and approved by the Local Planning 
Authority in writing prior to the commencement of the development. The 
development shall be implemented in accordance with such approved details. For 
the purposes of this condition, the samples shall only be made available for 
inspection by the Local Planning Authority at the planning application site itself. 

4 Additional drawings that show details of proposed new windows and doors, by 
section and elevation at scales between 1:20 and 1:1 as appropriate, shall be 
submitted to and approved by the Local Planning Authority in writing prior to the 
commencement of any works.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=603055


5 Prior to first occupation of the development hereby approved, the proposed first floor 
window openings in the northern flank elevation of the new detached dwelling 
(indicated as Unit 4 on drawing no. BRD/17/029/003-A) 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.

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) have been 
submitted to and 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.

7 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.

8 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.

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

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

11 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.

13 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 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)

This application was deferred from a previous meeting to enable Members to carry out a site visit.

The original report is reproduced below.

Description of Site:

The application site currently contains a large detached two storey dwelling located on the corner 
of Church Hill and Homefield Close. The dwelling is locally listed and sits within Epping 
Conservation Area.

Immediately adjacent to the site to the north and west are residential dwellings, and on the 
opposite junction of Homefield Close are the Council Offices. Adjacent to the site to the east is 
public open green space.

Description of Proposal:

Consent is being sought for the demolition of the two storey extension and conservatory on the 
rear elevation of Dane Lodge and the erection of a new two storey rear addition to replace the 
previous attached outbuildings and a new detached two storey building to the north of the existing 
dwelling. The existing dwelling would be converted into two no. two bed apartments, the new two 
storey addition would, along with part of the existing dwelling, be used as a two bed mews house, 
and the new build building would create a detached three bed dwelling. The development 
proposes associated parking, access, private and communal amenity space and bin and cycle 
storage.

The proposed new detached building would measure a maximum of 13.7m in depth and a 
maximum of 7.4m in width and would have a low pitched roof to a ridge height of 6.7m and an 
eaves height of 4.7m.



The new building to the rear of Dane Lodge would predominantly replace the existing outbuildings, 
which were in a state of disrepair and were subsequently demolished, with consent to replace 
them with a similar structure. The proposed new building would be formed of two sections. The 
‘link’ section, which immediately adjoins Dane Lodge, would measure 5.2m in width and a 
maximum of 5.5m in depth with a pitched roof to a ridge height of 6.4m, dropping down to 6m. This 
would form an extension to Dane Lodge. The second section would be off-set from the ‘link’ 
section and would measure 5.6m in width and 5.4m in depth. This would have a hipped roof to a 
maximum ridge height of 6.7m.

The alterations to the existing Dane Lodge would be limited to the demolition of the two storey rear 
extension and conservatory, the glazing of the open archway within the front elevation, and 
internal alterations.

The proposed development would be served by seven car parking spaces, four of which would be 
accessed from Homefield Close and three of which would be accessed from Church Hill.

Relevant History:

EPF/3024/15 - Demolition of a two storey extension and conservatory on the rear elevation of 
Dane Lodge and its conversion into three apartments, the demolition and replacement of the rear 
outbuildings to provide one apartment and the erection of a new detached two storey building 
providing two mews houses, together with the provision of associated on-site covered parking and 
a bin store – refused 09/03/16 (dismissed on appeal 05/09/16)
EPF/1572/16 - Demolition of the existing single and 1.5 storey garage/store with the erection of a 
replacement single storey and 1.5 storey outbuilding providing ancillary accommodation to the 
main house – approved/conditions

Policies Applied:

Epping Forest Local Plan (1998) and Alterations (2006):

CP1 – Achieving sustainable development objectives
CP2 – Protecting the quality of the rural and built environment
CP3 – New development
CP6 – Achieving sustainable urban development patterns
HC6 – Character, appearance and setting of conservation areas
HC7 – Development within conservation areas
HC13A – Local list of buildings
DBE1 – Design of new buildings
DBE2 – Effect on neighbouring properties
DBE3 – Design in urban areas
DBE8 – Private amenity space
DBE9 – Loss of amenity
LL10 – Adequacy of provision of landscape retention
ST4 – Road safety
ST6 – Vehicle parking

The above policies form part of the Councils 1998 Local Plan. Following the publication of the 
NPPF, policies from this plan (which was adopted pre-2004) are to be afforded due weight where 
they are consistent with the Framework. The above policies are broadly consistent with the NPPF 
and therefore are afforded full weight.



Epping Forest District Local Plan (Submission Version) 2017:

The Epping Forest District Local Plan (Submission Version) 2017 has been approved for 
publication and is the Plan the Council intend to submit for independent examination. The policies 
in the Plan are considered to be up to date and accord with national policy and therefore should be 
given substantial weight in the consideration of planning applications in accordance with the 
Council’s decision on 14 December 2017 and paragraph 217 of the NPPF. The policies and the 
Plan are supported by up to date and robust evidence – the evidence should also be treated as a 
material consideration. The relevant policies in the context of the proposed development are:

SP1 - Presumption in Favour of Sustainable Development
SP7 - The Natural Environment, Landscape Character and Green and Blue Infrastructure
H1 - Housing Mix and Accommodation Types
T1 - Sustainable Transport Choices
T2 - Safeguarding of Routes and Facilities
DM1 - Habitat Protection and Improving Biodiversity
DM3 - Landscape Character, Ancient Landscapes and Geodiversity
DM7 - Heritage Assets
DM9 - High Quality Design
DM10 - Housing Design and Quality
DM11 - Waste Recycling Facilities on New Development
DM18 - On Site Management of Waste Water and Water Supply
DM21 - Local Environmental Impacts, Pollution and Land Contamination

Consultation Carried Out and Summary of Representations received:

21 neighbouring properties were consulted and a Site Notice was displayed.

TOWN COUNCIL – No objection.

LITTLE DAYNE, 9A CHURCH HILL – Object as this would be an overdevelopment of the site, 
would overlook their property, due to inadequate parking and drainage concerns.

1 HOMEFIELD CLOSE – Object as this proposal would be out of keeping with Dane Lodge and 
since it would cause highway and parking problems.

6 HOMEFIELD CLOSE – Object as the entrance is not suitable for this type of development.

7 HOMEFIELD CLOSE – Object as this would be an overdevelopment of the site and would have 
a cramped appearance, the new build would reduce the openness and large garden character of 
the site, and the largely featureless wall with high windows bordering Homefield Close would be 
out of character with the area.

13 HOMEFIELD CLOSE – No objection to the development, however concerned about disruption 
during construction.

Issues and Considerations:

The main issues to be considered are the suitability of the site for the proposed development, the 
overall design and impact on the conservation area and locally listed building, highway 
considerations, and regarding the potential impact on neighbour amenity.

Planning consent for redevelopment of the site to provide six residential units through conversion, 
extension, and new build was previously refused for the following reason:



The proposal due to the scale and mass of the proposed buildings and the level of site 
coverage amounts to overdevelopment of the site and fails to preserve or enhance the 
character and visual amenity of this prominent site within the Conservation Area contrary to 
policies CP2, CP3, CP7 and HP6 of the Adopted Local Plan and Alterations.

This decision was appealed and dismissed with the Planning Inspector concluding that “the loss of 
the garden setting of Dane House would cause harm to the character and appearance of the 
Epping Conservation area, meaning that the proposed development would be in conflict with 
Policy CP2 of the Epping Forest District Local Plan Alterations, 2006 (LPA) which seeks to protect 
the quality of the rural and built environment, Policy CP3 of the LPA which requires that the scale 
and nature of new development is consistent with the principles of sustainability and respects the 
character and environment of the locality, and Policy CP7 of the LPA which seeks to maintain the 
environmental quality of urban areas and to protect the character of areas of architectural and 
historic importance. It would also conflict with the Framework, which requires that great weight be 
given to the conservation of the character and appearance of conservation areas as designated 
heritage assets”.

This revised application has sought to address the previous issues on the site through the 
reduction in the size of the new building along with the number of units on the site. These revisions 
have been produced in consultation with Planning Officers and the Council’s Senior Conservation 
Officer.

Principle of the development:

The application site is located within the urban town of Epping just beyond the designated town 
centre. The site is within a short walking distance to the facilities and public transport serving the 
town. The ‘golden thread’ that runs through the National Planning Policy Framework (NPPF) in 
terms of both plan-making and decision-taking is the presumption in favour of sustainable 
development. The principle of further development within the type of location is considered to 
accord with this presumption and therefore this should be afforded significant weight.

Whilst residential gardens are specifically excluded from constituting 'previously developed land' 
as defined within Annex 2 of the NPPF the proposed development on this site would not result in 
an unacceptable 'backland development' since the site is located in a relatively wide plot and the 
main additional building would be to the side of the existing dwelling. Whilst the properties to the 
north and west of the site predominantly consist of single dwellings other flatted developments can 
be seen within the locality, such as Spriggs Court, Redgrove House and above the shops in the 
High Street. As such it is considered that the provision of flats and principle of the intensification of 
use of this location would be acceptable, subject to an in-depth assessment of the proposal.

Design:

The property is a late 19th century locally listed building within Epping Conservation Area. It 
occupies a prominent position on the corner of Church Hill and Homefield Close overlooking the 
green.

The only reason for refusal on the previous application ref: EPF/3024/15 was regarding the 
character and appearance of the Conservation Area. This decision was upheld on appeal. 
However within the Inspectors decision letter they confirmed that “the replacement of the 
outbuildings would not… have a harmful effect in design terms on the character or appearance of 
the conservation area”, “the appeal proposal would not generate levels of activity which would 
have a harmful effect on the character of Epping Conservation Area”, and they “do not… consider 
that the appeal proposal would have a harmful impact on the appearance of the conservation area 
in this respect”.



The sole harm that the Planning Inspector identified as a problem was the loss of the garden 
setting of Dane House. The reasoning behind this decision is as follows:

“9. The proposed two storey block, containing two mews houses, to the north of the 
host building would sit in part of the original open garden area to the house. Its 
frontage to Church Green is currently poorly bounded with close boarded timber 
fencing which sits uncomfortably next to the good, possibly early nineteenth 
century, iron railings to the front of the host dwelling itself. This element of the 
appeal scheme would have the effect of introducing what would appear from the 
front to be an additional house into the site. It would reduce the open setting of the 
host building to the side, making it part of the continuous run of houses running up 
Church Hill. To the rear, it would project back to nearly the end of the remaining 
garden area, creating what would in effect would be a courtyard between the 
original house, recreated outbuildings and parking area to the rear.

10. This element of the appeal proposal would therefore introduce a significant built 
element into the setting of Dane House, and cause a significant reduction to the 
original garden setting of the building which had marked out its high status as a 
large villa in an originally open rural setting. The proposed two storey block would, 
because of this, have a harmful visual impact on the setting of Dane House, a 
locally listed building, and thereby also reduce its historic significance. This element 
of the appeal proposal would therefore have a harmful effect on the character and 
appearance of this part of the conservation area. While some improvement to the 
boundary treatment to the front of the site could accrue from the proposed 
development, this benefit would not outweigh the demonstrable harm otherwise 
created.”

The revised application has been subject to pre-submission discussions with the Councils Senior 
Conservation Officer. The proposed works to convert Dane Lodge to flats are sympathetic to the 
appearance of the building, particularly as the prominent front entrance will remain in use and the 
only other alteration to the front elevation will be to glaze the carriage arch.

The existing outbuilding extensions to the rear were in extremely poor structural condition so their 
demolition and rebuilding was approved. These outbuildings have been demolished but not yet 
replaced. The proposed replacement extension is larger than the previous approval, although 
would be on a smaller footprint. The proposed extension now stands at two storeys to allow 
access from the first floor of the house into the extension with the rear element of the extension 
reading as a “cottage” addition. There is still a degree of subservience between the house and the 
extension, and the design of the extension is in keeping with the house.

The proposed new build element of the development, which was the matter of contention on the 
previous application, is considered to respect the adjoining properties and streetscene in terms of 
its height, massing, elevation treatment, and materials. The bulk  and height of the building of the 
building has been reduced by creating a narrow frontage facing the street and the large glazed 
opening at ground floor reflects the carriage arch within Dane Lodge. Furthermore the building has 
been set back approximately 4.5m further from the highway at the front. This will allow for 
additional screening/landscaping to the front of the site (between the new building and the 
proposed car parking spaces) to soften the development and retain a more green open aspect to 
the application site.

The building has been located and designed in negotiation with the Conservation Officer, to 
appear more as an outbuilding to the main house than as a separate dwelling. 



Church Hill is more densely built to the north beyond the church so, notwithstanding the above 
quoted concerns from the Planning Inspectorate, the erection of an appropriately scaled building to 
partially infill this part of the site is not considered to be out of character with the wider streetscene. 

Due to the above the proposal would not harm the character or appearance of the conservation 
area or the locally listed building. This is supported by policies HC6, HC7 and HC13A of our Local 
Plan and Alterations, policy DM7 of our Submission Version Local Plan (2017), along with 
paragraphs 132 and 134 of the NPPF.

Highways:

The proposed development would provide four off-street parking spaces to the rear of the site 
within a small parking court, which would also serve the bin and cycle store. This would be served 
by a vehicle crossover onto Homefield Close, which would essentially be a slight relocation of the 
existing access. One parking space would be provided to the front of the existing building and two 
would be provided to the front of the proposed new dwelling, all of which would be accessed 
directly off of Church Hill.

Although concern has been raised from neighbours with regards to the potential impact of the 
vehicle access on the existing traffic problems experienced the previous proposal, which included 
five parking spaces to the rear of the site accessed from Homefield Close and one to the front 
accessed directly off of Church Hill, was not refused due to parking or highway safety grounds. 
Essex County Council Highways have raised no objection to the proposal and consider the 
development to be acceptable, subject to conditions.

The proposed development proposes seven off-street parking spaces, which equates to 1.75 
spaces per unit. Given the layout of the proposed spaces it is envisioned that the two spaces 
directly in front of the new detached dwelling would serve this two bed detached house, the one 
parking space to the front of the existing building would serve the two storey mews house, and the 
four parking spaces to the rear would serve the two flats within the existing dwelling, along with 
any visitor parking requirements.

The Essex County Council Vehicle Parking Standards (2009) recommends that a residential 
scheme such as this should be served by nine parking spaces (which equates to 2 x spaces for 
each residential unit and 1 x visitor space), however it does state that “a lower provision of vehicle 
parking may be appropriate in urban areas (including town centre locations) where there is good 
access to alternative forms of transport and existing car parking facilities”. Given the location of the 
site just outside of the designated town centre of Epping it is considered that a lower provision of 
parking would be acceptable in this instance.

Amenities:

The proposed new detached building would be located between the existing Dane Lodge and the 
neighbouring property of No. 9a Church Hill and is smaller than the previously refused scheme. It 
has been positioned so that it extends just 5.6m beyond the rear wall of this neighbour and is 
stepped in 1.2m from the shared boundary and 4.6m from the neighbours flank wall. The impact 
from the proposed development would be similar to that of the previous scheme, which was not 
refused on the grounds of loss of amenity. As such it was previously accepted that a new building 
in this location would not be unduly detrimental to the living conditions of the neighbouring 
residents. The only high level flank windows within this building would serve bathrooms and 
therefore can be conditioned to be obscure glazed with fixed frames.

Whilst the intensification of use of the site and provision of car parking to the rear of the site, 
adjacent to No. 1 Homefield Close could cause some additional noise nuisance, given the urban 
location of the site and proximity to the significantly larger and intensely used Council Offices it is 



not considered that this would be excessive or unacceptable. Furthermore this matter did not form 
a reason for refusal on the previous scheme.

Other considerations:

Waste:

The Council carries out a front boundary refuse collection service from the point within the property 
closest to the public highway. The Area Waste Management Officer has calculated the amount of 
refuse that on average is produced by 7 residential units and based on this the following amount of 
bins would be required:

 1 x 1100 refuse Dimensions W 1270mm x H1380 x D 1000 
 1 x 1100 recycling Dimensions W 1270mm x H1380 x D 1000
 2 x 180 food
 1 x 340 glass

A dedicated bin store is located towards the rear of the site which would be easily accessible to 
refuse operatives.

Contamination:

All readily available Council held desk study information for this site has been screened and no 
evidence can be found of any potentially significant contaminating activities having taking place 
historically on the site (records indicate that the site has formed part of the garden of 9 Church Hill 
since before the middle of the 19th Century, and is likely to have been agricultural land prior to its 
domestic development). As potential land contamination risks are likely to be low, it should not be 
necessary for these risks to be regulated under the Planning Regime by way of standard 
conditions. It is the responsibility of the developer to ensure the safe development of the site and 
the addition of a single condition requiring the developer to stop development, contact the Local 
Planning Authority and carry out any necessary agreed investigation and remediation works if 
significant contamination is encountered should suffice.

Conclusions:

The proposed development has been the subject to pre-submission discussions and has 
overcome the previous reason for refusal. The revised proposal is considered to be an acceptable 
and appropriate development that would not be detrimental to the character and appearance of the 
conservation area, the locally listed building or the wider area. The site is located within a 
sustainable location well served by local facilities and sustainable transport and its intensification 
of use would therefore be in line with the NPPF’s presumption in favour of sustainable 
development. The design and layout is such that there would be a minimal impact on the 
amenities of neighbouring residents and it is not considered that the development would result in 
highways or parking concerns. Therefore this application complies with the relevant Local Plan 
policies and is 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: Graham Courtney
Direct Line Telephone Number: 01992 564228

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/2891/17

SITE ADDRESS: 1 Bushey Lea
Chipping Ongar
Essex
CM5 9ED

PARISH: Ongar

WARD: Chipping Ongar, Greensted and Marden Ash

APPLICANT: Mr Ash Thomas

DESCRIPTION OF 
PROPOSAL:

Retrospective planning application - single storey front extension 
has been built the full width one side.

RECOMMENDED 
DECISION:

Grant Permission

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=601633

CONDITIONS 

1 The amendments shown in the approved drawings shall be carried out within 3 
months of the date of this approval.

This application is before this Committee since it has been ‘called in’ by Councillor Keska 
(Pursuant to The Constitution Part 3: Scheme of Delegation, Appendix 4)

Description of Site:

The application site is a modest link detached two storey cottage, on the northern side of Bushey 
Lea. The property is within the Ongar conservation area and within the setting of the Listed 
Building, 40 High Street Ongar. Bushey Lea is a small lane directly off of Ongar High Street. The 
northern side of the lane is characterised by Victorian semi-detached, characterised by their large 
front gardens, a number of which have mature planting. The lane acts as a transition from the High 
Street and conservation area to the countryside beyond, with open fields at the end of the lane. 
The property was granted planning permission for the demolition of existing single storey 
extension and outbuildings and its replacement with a two storey side extension, with a small front 
projection. The original proposal was for the original dwelling to remain in its red brick finish, with 
the new extension being clad in timber feather edged weatherboarding in an off white colour.

The property sits within an unusual plot and does not benefit from any private amenity space to the 
rear of the property, with its garden space to the front of the property extending across towards 2 
Bushey Lea. The garden of no. 2 Bushey Lea 

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=601633


Land levels fall from the road towards the front elevation by some 200mm, creating a step down 
towards the front of the property, which encloses the lower portion of the front projecting element.

Description of Proposal:

It is proposed to retain the extension as built, with a single storey front projecting element now 
crossing the width of the property at  part 1 metre, part 1.5 metres deep in line with the ‘set back’ 
of the side extension, with a slate tiled roof. Both the front and side elevations are clad in a 
composite material weatherboarding with a wood grain effect and finished in cream, similar in tone 
to the rear of the adjoining property 38 High Street. The two storey side element remains at 5.5 
metres wide by 4.6 metres deep. As part of the proposal revised drawings have been submitted in 
line with the conservation officers comments proposing the removal of UPVC soffit boards and the 
correction of some cladding around the windows in the Western side elevation, in order to make 
the proposal appear more appropriate to the character and appearance of the Ongar conservation 
area. 

Relevant History:

EPF/1802/16 – Demolition of existing conservatory, garage and timber garden room, erection of a 
two storey side and single storey front extension. – Granted

EPF/2950/16 - Demolition of existing conservatory, garage and timber garden room, erection of a 
two storey side and single storey front extension (amended application to approved scheme to 
allow for change of materials to extension to feather edged boarding) - Granted

Policies Applied:

Adopted Local Plan

CP2 – Protecting the quality of the rural and built environment
DBE9 – Loss of amenity
DBE10 – Residential extensions
HC7 – Development within Conservation Areas

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.

Epping Forest District Local Plan (Submission Version) 2017:

The Epping Forest District Local Plan (Submission Version) 2017 has been approved for 
publication and is the Plan the Council intend to submit for independent examination.  The policies 
in the Plan are considered to be up to date and accord with national policy and therefore should be 
given substantial weight in the consideration of planning applications, in accordance with the 
Council’s decision on 14 December 2017 and paragraph 217 of the NPPF.  The policies and the 
Plan are supported by up to date and robust evidence – the evidence should also be treated as a 
material consideration.  The relevant policies in the context of the proposed development are:



DM 9 - High Quality Design
DM 7 – Heritage Assets

Consultation Carried Out and Summary of Representations Received:

Number of neighbours consulted:  14
Site notice posted:  17/11/17
Responses received: 1

2 BUSHEY LEA – OBJECTION –

Summarised as: Extension built on land outside of the property’s ownership. Removal of a tree not 
in their ownership.

ONGAR TOWN COUNCIL – NO OBJECTION

Main Issues and Considerations:

The main issue to discuss is the impact of the development on the character and appearance of 
the Ongar Conservation Area.

The single storey front extension across the full width of the house, with a maximum projection of 
1.5 metres from the front wall of the property, is considered largely acceptable in its design as it is 
appropriate in scale, bulk and massing to the host property. The main concern that the 
Conservation Officer raised with the applicant about this part of the extension was about the 
addition of the double doors to the front extension. Whilst double doors where included in the 
original application with the smaller front extension, the doors requested would usually be of a 
timber construction, with a thinner profile. Instead, the doors fitted are made of UPVC, with a thick 
frame and external hinges. This would not usually be considered acceptable within the 
conservation, however, the applicant has provided evidence to show that doors were fitted by 
Thames Water in order to mitigate against flood risk, as the property has suffered from ‘black 
water’ flooding on a number of occasions. In the light of this evidence the retention of the UPVC is 
on balance considered acceptable. The harm caused to the conservation area is minor. 

The second part of the retrospective application concerns the cladding of the entire building in a 
composite (concrete) weatherboarding Composite cladding is not the type of material that is 
expected to be used within the conservation area. Planning application EPF/2950/16, specified the 
cladding of the extension only to be featheredged timber boarding, leaving the brickwork of the 
original house exposed. However, it is fair to say that the brickwork was not of any particular merit. 
Its covering with cladding is, therefore, not considered harmful to the appearance of the property 
and that of the wider conservation area. On balance, the composite cladding, which features a 
wood grain texture is considered acceptable.

Strong concerns were raised by the Conservation Officer about the execution and finishes of the 
windows surrounds and the two fascia’s (one on the main part of the building and one on the 
single storey front extension) finished in white UPVC. As part of this application the UPVC fascia’s 
would be removed to be replaced with the composite cladding on the rest of the building. These 
changes were proposed and submitted as additional drawings named “Details Structure” dated for 
the 7th February. The proposed changes are considered satisfactory and therefore the application 
is considered to have no adverse effect on the character and appearance of the Ongar 
Conservation Area and the application is therefore considered acceptable.



Other Matters

The proposal is not visible from the habitable rooms of any neighbouring properties and does not 
have any significant impact on neighbouring amenity. The neighbouring property raises concerns 
about the ownership of the land on which parts of the extension have been built. Whilst the 
planning officer understands there are some legal issues with the erection of the extension, this is 
a civil matter to be settled by legal professionals and cannot be addressed as part of the planning 
application. The objection received also states that a tree, not within the ownership of 1 Bushey 
Lea has been removed. Whilst approval from the Local Authority is needed for works to trees with 
a conservation area, no complaints have been received concerning the removal of trees at the 
proposal site or the surrounding area within the last 12 months, and there is no clear evidence of 
any trees being removed. Moreover aerial images show no evidence of mature trees on or close to 
the boundary of the application site and a tree officer has confirmed that the removal of any trees 
within the location specified would not cause any significant harm to the street scene or the 
character and appearance of the conservation area. Therefore the matter cannot be dealt with by 
the planning authority.

Conclusion:

The development, with the proposed amendments, would not detract from character and 
appearance of the conservation area. Accordingly, the proposal complies with the guidance 
contained within the National Planning Policy Framework and with relevant Local Plan policies. It 
is recommended 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: Corey Isolda
Direct Line Telephone Number: 01992 564380

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/2946/17

SITE ADDRESS: 1 Bushey Lea
Chipping Ongar
Essex
CM5 9ED

PARISH: Ongar

WARD: Chipping Ongar, Greensted and Marden Ash

APPLICANT: Mr Ash Thomas

DESCRIPTION OF 
PROPOSAL:

Retrospective application for boundary wall.

RECOMMENDED 
DECISION:

Grant Permission

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=601863

CONDITIONS 

1 The amendments shown in the approved drawings shall be carried out within 3 
months of the date of this approval.

This application is before this Committee since it has been ‘called in’ by Councillor Keska 
(Pursuant to The Constitution Part 3: Scheme of Delegation, Appendix 4)

Description of Site:

The application site is a modest link detached two storey cottage, on the northern side of Bushey 
Lea. The property is within the Ongar conservation area and within the setting of the Listed 
Building, 40 High Street Ongar. Bushey Lea is a small lane directly off of Ongar High Street. The 
northern side of the lane is characterised by Victorian semi-detached, characterised by their large 
front gardens, a number of which have mature planting. The lane acts as a transition from the High 
Street and conservation area to the countryside beyond, with open fields at the end of the lane. A 
separate application has been made for the retention of extensions to the property.

The property sits within an unusual plot and does not benefit from any private amenity space to the 
rear of the property, with its garden space to the front of the property extending across towards 2 
Bushey Lea. Land levels fall from the road towards the front elevation by some 200mm, creating a 
step down towards the front of the property. The garden of no. 2 Bushey Lea wraps around the 
proposal site. The front of the property has been enclosed by a 1.8 metre (approx.) wood panel 

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=601863


fence with concrete posts. The solid timber fence enclosed the front area of the property to provide 
private amenity space for the occupants, who do not have a rear garden. A large section of this 
fence was fitted onto a sliding rail and acted as a large gate to the property in order for the 
occupants of the dwelling to be able to park vehicles to the front of the property. The mechanism 
and frame for this gate has been retained, however the frame has now been clad in cedar wood 
panels. A red brick wall which appears to be original used to attach to the fence at the Western 
edge of the site, projecting from the front elevation of property and is now a part of the brick wall 
surrounding the property. The fencing has been removed and replaced with a solid red brick wall 
of some 2 metres in height across the frontage of the site, connecting to a timber fence at the 
boundary with no. 2 Bushey Lea. 

Description of Proposal:

The fencing has been removed and replaced with a solid red brick wall of some 2 metres in height 
across the frontage of the site, connecting to a timber fence at the boundary with no. 2 Bushey 
Lea. This application originally sought the retention of this front wall. However through negotiation 
with planning and conservation officers the scheme has been revised significantly to reduce the 
height of the brick wall and replace the top section with iron railings which will maintain views to 
the front of the property and remove much of the wall’s bulk, in order to make the proposal appear 
more appropriate to the character and appearance of the Ongar conservation area. The proposal 
will also see the reduction in height of the cedar clad gate, with the curved top section being 
removed.

Relevant History:

EPF/1802/16 – Demolition of existing conservatory, garage and timber garden room, erection of a 
two storey side and single storey front extension. – Granted

EPF/2950/16 - Demolition of existing conservatory, garage and timber garden room, erection of a 
two storey side and single storey front extension (amended application to approved scheme to 
allow for change of materials to extension to feather edged boarding) - Granted

Policies Applied:

Adopted Local Plan

CP2 – Protecting the quality of the rural and built environment
DBE9 – Loss of amenity
DBE10 – Residential extensions
HC7 – Development within Conservation Areas

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.

Epping Forest District Local Plan (Submission Version) 2017:



The Epping Forest District Local Plan (Submission Version) 2017 has been approved for 
publication and is the Plan the Council intend to submit for independent examination.  The policies 
in the Plan are considered to be up to date and accord with national policy and therefore should be 
given substantial weight in the consideration of planning applications, in accordance with the 
Council’s decision on 14 December 2017 and paragraph 217 of the NPPF.  The policies and the 
Plan are supported by up to date and robust evidence – the evidence should also be treated as a 
material consideration.  The relevant policies in the context of the proposed development are:

DM 9 - High Quality Design
DM 7 – Heritage Assets

Consultation Carried Out and Summary of Representations Received:

Number of neighbours consulted:  14
Site notice posted:  17/11/17
Responses received: 4

2, 3, 10 and 11 FOXCROFT  BUSHEY LEA,  – OBJECTION –

Summarised as: Wall built on land outside of the property’s ownership. Highway Safety and 
Emergency Access issues
 
ONGAR TOWN COUNCIL – OBJECTION – by reason of the contravention of original plans 

Main Issues and Considerations:

The main issue to discuss is the impact of the development on the character and appearance of 
the Ongar Conservation Area. The 1.8 meter brick wall constructed as a replacement for the 
former close boarded timber fence was considered far too bulky and out of keeping with the open 
and green character and appearance of the boundary treatments found in Bushey Lea and was 
causing excessive harm to the character and appearance of the Ongar conservation area. Usually 
in such a location only a low wall would be acceptable. However, due to the existence of a 1.8 
metre close boarded fence and associated gate for in excess of a decade and the need for privacy 
due to the fact that the space at the front is the only amenity space for the occupants of the 
property, officers proposed to the applicants to reduce the brick wall to 1.2 metres in height, 
finished with metal railings on top. This design provides an appropriate amount of private amenity 
space whilst acting as a potential enhancement to the appearance of the property as it will reduce 
the bulk and enclosure created by the former close boarded fence and the existing unauthorised 
brick wall
These changes have been proposed as in additional drawings called “Detail – Boundary Wall” and 
submitted on 13th March. With these changes the proposal would be considered to have a positive 
contribution to the character and appearance of the Ongar Conservation area as compared to the 
previous close boarded fence. Should planning permission be granted a condition can be added to 
ensure that the proposed changes are carried out. Failure to carry out the approved scheme will 
result in enforcement action being taken in connection with the existing unauthorised wall.



Other Matters

The proposal is not visible from the habitable rooms of any neighbouring properties and does not 
have any significant impact on neighbouring amenity. Neighbouring properties have raised 
concerns about the ownership of the land on which parts of the extension have been built. Whilst 
the planning officer understands there are some legal issues with the erection of the wall, this is a 
civil matter to be settled by legal professionals and cannot be addressed as part of the planning 
application. Bushey Lea is a private road; residents are concerned that emergency vehicles could 
no longer fit down the road to access properties at the end of Bushey Lea. From historic imagery 
and several concurrent site visits it can be said there has been no material change in the width of 
the road, with the proposed wall not projecting past the original Victorian brick wall to the western 
edge of the site.  The average width of a fire engine is some 2.5 metres in width, whilst Bushey 
Lea remains at approximately 3 metres wide along the side of 1 Bushey Lea, meaning that access 
for emergency will remain sufficient. As Bushey Lea is a private road any matters affecting the 
road are outside of the control of the highway and local authority and become a civil matter to be 
dealt with by legal proffessionals.

Conclusion:

The revised proposals which reduce the height of the wall to 1.2m with railings above, would 
enhance the character and appearance of the conservation area compared to the previous lawful 
close boarded fence.  Accordingly, the proposal complies with the guidance contained within the 
National Planning Policy Framework and with relevant Local Plan policies. It is recommended 
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: Corey Isolda
Direct Line Telephone Number: 01992 564380

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/3236/17

SITE ADDRESS: New House Farm
Vicarage Lane East
North Weald
Epping
Essex
CM16 6AP

PARISH: North Weald Bassett

WARD: North Weald Bassett

APPLICANT: Mr Andrew Kerr

DESCRIPTION OF 
PROPOSAL:

Erection of a steel portal framed agricultural building, purpose 
designed grain drier bunker and a bunded agricultural chemical 
sprayer cover and store.

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=602885

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 drawing no: 171103

3 Materials to be used for the external finishes of the proposed development shall 
match those specified within the submitted application, unless otherwise agreed in 
writing by the Local Planning Authority.

4 The building hereby approved shall be used solely for agricultural purposes and for 
no other purpose.

This application is before this Committee since the recommendation is for approval contrary to an 
objection from a local council which is material to the planning merits of the proposal (Pursuant to 
The Constitution, Part Three:  Planning Services – Delegation of Council functions, Schedule 1, 
Appendix A.(g))

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=602885


Description of proposal:

Consent is being sought for the erection of a steel portal framed agricultural building. This would 
be 30.5m in length and 12m in depth with a shallow pitched roof to a ridge height of 10.1m and 
eaves height of 7.9m. The building would be constructed from pre-cast concrete walling panels 
with green steel cladding and stained brown Yorkshire gapped boarding above and a corrugated 
fibre cement roof. The building would be open sided on the southern elevation and would have an 
open lower wall on the western elevation. A large roller shutter door would be situated centrally 
within the northern elevation.

Description of site:

The application site is part of an existing and well established farm. The proposed grain store 
would be located to the north of the grain store recently granted consent in 2015. To the east of 
the proposed building is the existing farm track.

To the east of the farm is a small residential enclave. To the southwest of the site is North Weald 
Golf Course with North Weald Airfield beyond this. The site is located within the Metropolitan 
Green Belt.

Relevant History:

EPF/0136/99 - Agricultural storage building – approved/conditions 10/11/99
EPF/2092/00 - Change of use of farm buildings to B1 (business) use – approved/conditions 
11/04/01
EPF/0378/06 - Erection of grain storage building – approved/conditions 12/04/06
AGR/EPF/0221/08 - Agricultural determination application for a cylindrical grain silo – withdrawn 
18/03/08
EPF/0578/10 - Erection of agricultural grain storage building and lean to for farm machinery 
storage (structure approved part under EPF/0378/06) – approved/conditions 02/09/10
EPF/0416/14 - Retrospective application for change of use of agricultural building to B1 – 
approved/conditions 17/04/14
EPF/2438/15 - Erection of a steel portal framed agricultural building to store grain – 
approved/conditions 21/12/15

Policies Applied:

Epping Forest Local Plan and Alterations (1998/2006)

CP2 – Protecting the Quality of the Rural and Built Environment
GB2A – Development in the Green Belt
GB11 – Agricultural buildings
DBE1 – Design of new buildings
DBE9 – Loss of amenity
RP5A – Adverse environmental impacts

The above policies form part of the Councils 1998 Local Plan. Following the publication of the 
NPPF, policies from this plan (which was adopted pre-2004) are to be afforded due weight where 
they are consistent with the Framework. The above policies are broadly consistent with the NPPF 
and therefore are afforded full weight.

Epping Forest District Local Plan (Submission Version) 2017:

The Epping Forest District Local Plan (Submission Version) 2017 has been approved for 
publication and is the Plan the Council intend to submit for independent examination. The policies 



in the Plan are considered to be up to date and accord with national policy and therefore should be 
given substantial weight in the consideration of planning applications in accordance with the 
Council’s decision on 14 December 2017 and paragraph 217 of the NPPF. The policies and the 
Plan are supported by up to date and robust evidence – the evidence should also be treated as a 
material consideration. The relevant policies in the context of the proposed development are:

SP1 - Presumption in Favour of Sustainable Development
SP6 - Green Belt and District Open Land
SP7 - The Natural Environment, Landscape Character and Green and Blue Infrastructure
E3 – Food production and glasshouses
DM3 - Landscape Character, Ancient Landscapes and Geodiversity
DM4 - Green Belt
DM9 - High Quality Design

Consultation Carried Out and Summary of Representations Received:

2 neighbouring properties were consulted and a Site Notice was displayed.

PARISH COUNCIL – Objects to this application, there would be an adverse effect on the 
openness of the countryside, no evaluation has been carried out as to whether this building is 
necessary for this purpose, especially in view of the previous decisions by the owner to convert the 
previous agricultural buildings on site.

SLOUGH HOUSE FARM – Object as previous agricultural buildings on the site have been rented 
out for non-agricultural industrial uses that cause detriment to the immediate area in terms of noise 
pollution and heavy transport.

Main Issues and Considerations:

The main issues to be considered in this case are the impact of the proposal on the Green Belt, on 
the character and appearance of the area, and on neighbour’s amenities.

Green Belt:

The proposed new building would be a purpose built grain drier bunker and bunded agricultural 
chemical spray cover and store. It would be located in an existing farmyard immediately to the 
north of large existing buildings. The National Planning Policy Framework states that “a local 
planning authority should regard the construction of new buildings as inappropriate in Green Belt. 
Exceptions to this [include]: buildings for agriculture and forestry”.

The design and appearance of the proposed building is very clearly for agriculture and would be 
located on an established and lawful agricultural site. Whilst a previous application was made in 
2014 for the retrospective change of use of one of the agricultural buildings on the site to B1 
(business) use it is not considered that this is relevant since it is clear that the proposed new barn 
is for agricultural use given its design and layout.

In addition, within a recent appeal decision relating to the erection of an agricultural building at 
Horse Shoe Farm, Hastingwood (EPF/2716/15) the Planning Inspector concluded:

6. The appellant runs an agricultural business and the purpose of the proposed 
building is for the service of chemical sprayers and associated storage. Arguments 
over whether the building is necessary for the purposes of agriculture within the 
agricultural unit, or excessive in size for the proposed use, have no bearing on my 
assessment as to whether the development proposed is inappropriate in Green Belt 



terms or not, as neither the NPPF nor Policy GB2A include any such test. From the 
evidence before me, the proposed development is for an agricultural purpose.

7. Therefore, the proposal would not be inappropriate development in the Green Belt 
as it would comprise a building for agriculture. Thus, there would be no conflict with 
Policy GB2A or the NPPF in this regard. By its very nature, such development 
should not be regarded as harmful either to the openness of the Green Belt or to 
the purposes of including land in the Green Belt. For this reason, there is no 
requirement for me to go on to consider the effect of the proposal on the openness 
of the Green Belt or the purposes of including land within it.

Given the above it is considered to be clear that the proposed development would fall within the 
exception to inappropriate development as laid out within the NPPF.

Impact on area:

The proposed agricultural building would be located to the north of the existing agricultural building 
and viewed within the context of the existing farm complex. The building is appropriately designed 
and would match the adjacent buildings and wider farmland. As such it is not considered that this 
proposal would be harmful to the character and appearance of the area.

Neighbouring amenities:

The proposed agricultural building would be located over 50m from the boundary with the closest 
neighbouring dwelling (Slough House farmhouse) which would ensure that there would be no 
significant detrimental impact to the amenities of the adjacent neighbouring property.

Whilst an objection has been raised by the residents of this neighbouring property this appears to 
be regarding the impacts from the existing agricultural building(s) being rented out for industrial 
purposes rather than any potential harm from the proposed development.

Natural England:

A letter has been supplied by the applicant from Natural England dated 13th November 2017. This 
reads:

“…Newhouse farm lies within the Roding, Beam & Ingrebourne High Priority water quality 
area, which has pesticide issues in both ground and surface water. Further to our 
conversation, I can confirm that I support the installation of a pesticide handling area on 
your farm to reduce the risk of pesticide contamination, which is in line with CSF advice.”

Conclusion:

Given the design and location of the proposed new building it is clear that this would be used for 
agricultural purposes and therefore the proposal would comply with the exception to inappropriate 
development.

The design, scale and location of the proposal would ensure that there would be no undue harm to 
the character and appearance of the wider area or the amenities of the adjacent residents and as 
such it is considered that the proposal complies with the guidance contained within the NPPF and 
the relevant Local Plan policies 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: Graham Courtney
Direct Line Telephone Number: 01992 564228

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/3334/17

SITE ADDRESS: 33 Bower Hill
Epping
Essex
CM16 7AL

PARISH: Epping

WARD: Epping Hemnall

APPLICANT: Mrs Elizabeth Napthine

DESCRIPTION OF 
PROPOSAL:

Changes to front elevation including removal of bay and re-siting of 
entrance door. Creation of first floor raising roof height from 
existing by 350mm with flat roof dormer to rear and 2 x pitched roof 
dormers to front.

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=603276

CONDITIONS 

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

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

3 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:  Planning Services – Delegation of Council functions, Schedule 1, 
Appendix A.(g))

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=603276


Description of Site:

The application site is located on the eastern side of Bower Hill within the urban area of Epping.  It 
is not within the Green Belt or within a Conservation Area.  The street scene is characterised by 
detached bungalows with hipped roofs.  The existing bungalow on the site appears largely 
unaltered at the front, but has a deep single storey flat roofed extension to the rear .

Description of Proposal:

The proposal is to raise the height of the roof of the bungalow by 35 cm change the roof of the 
bungalow from hip to gable and convert the roof space to provide 3 upper floor bedrooms.  Two 
pitched roofed dormer windows are proposed in the front elevation and a large flat roofed dormer 
is proposed at the rear.

Relevant History:

None relevant

Summary of Representations:

The plans have been amended in the course of the application to reduce the size of the originally 
proposed front dormers, consultation was carried out on the initial plans and again on the revised 
plans.

6 neighbouring properties were consulted and no responses were received from them.

EPPING SOCIETY – Object. The proposed design will create a much larger two storey 
property. This area of Bower Hill is mainly 1930s single storey bungalows.  The loss of 
this type of property from our town’s housing mix should be resisted.  The Submission 
Version of the Local Plan states “The loss of bungalows and specialist accommodation 
will be resisted”

TOWN COUNCIL- (comment on original plans) Committee Object to this application.  This part of 
Bower Hill has a lot of bungalows and altering the style of this building will set an undesirable 
precedent, which will affect the street scene,. National policy recognises the importance of taking 
into consideration the character of different areas, which is crucial in this location.  The importance 
of bungalows has been recognised in the emerging local plan.  The constant development of 
bungalows into houses is eroding the stock of bungalows in a town where there is an identified 
need for people wishing to downsize, adversely affecting the mix of dwelling types available and 
contravening evidence in the emerging plan.  Relevant Policies CP2(iv), CP6, DBE1, DBE2, 
DBE9, DBE10, H3A, H4A (Local Plan and Alterations)
H1A and E (Emerging Plan) NPPF Para 17 and Para 50

TOWN COUNCIL (Comment on amended plans) While the committee note that this application is 
amended with front dormer sizes reduced and the rear dormer moved in towards the front of the 
house, they still stand by their previous comments.  This part of Bower Hill has a lot of bungalows 
and altering the style of the building will set an undesirable precedent, which will adversely affect 
the street scene.  National policy recognises the importance of taking into account the character of 
different locations which is crucial in this location.



Policies Applied:

EFDC Adopted Local Plan and Alterations

CP2 - Quality of rural and built environment
DBE9 - Loss of amenity
DBE10 – Residential extensions

The above policies form part of the Councils 1998 Local Plan. Following the publication of the 
NPPF, policies from this plan (which was adopted pre-2004) are to be afforded due weight where 
they are consistent with the Framework

Epping Forest District Local Plan (Submission Version) 2017:

The Epping Forest District Local Plan (Submission Version) 2017 has been approved for 
publication and is the Plan the Council intend to submit for independent examination. The policies 
in the Plan are considered to be up to date and accord with national policy and therefore should be 
given substantial weight in the consideration of planning applications in accordance with the 
Council’s decision on 14 December 2017 and paragraph 217 of the NPPF. The policies and the 
Plan are supported by up to date and robust evidence – the evidence should also be treated as a 
material consideration. The relevant policies in the context of the proposed development are:

SP1 - Presumption in Favour of Sustainable Development
H1 - Housing Mix and Accommodation Types
DM9 - High Quality Design

Issues and Considerations:

The main concerns relate to the impact of the proposals on the design of the existing dwelling and 
on the street scene and the impact on the amenity of neighbouring residents.

Design and street scene.  

The proposed roof alterations include raising the height of the roof by 35cm and changing from a 
hipped roof to a gabled roof. The proposals have been amended in the course of the application to 
improve the design by reducing the size of the proposed front dormer windows. 

The proposed height increase is considered acceptable, given the separation between this and the 
adjacent dwellings.  The main issue relates to the change from hip to gable as this will make the 
dwelling different to most of the surrounding buildings and interrupt the regular pattern of hipped 
roofs within the street scene which is the character of the area.  Whilst there is sympathy with the 
Town Council’s view on this, the bungalow could change from a hip to gable roof format without 
the need for planning permission and therefore given this fallback position it is not considered that 
much weight can be given with regard to the impact of this change.
The proposed front dormers would sit well within the roof and would not detract from the design of 
the building.  The rear dormer, whilst large, will not be viewed from any public area and again 
would be similar to development that could be carried out without the need for an application.
There are other examples of development with loft conversions within the street and given the 
fallback position it is not considered that there design grounds for refusal of the application, subject 
to materials matching the existing roof of the development.



Impact on neighbouring amenity 

Given the separation between the proposed additions and the adjacent neighbours it is not 
considered that the proposal would result in any significant harm to residential amenity with regard 
to light and outlook, nor will there be any unacceptable overlooking.

Loss of a bungalow.

The existing dwelling could achieve a loft conversion which would provide accommodation within 
the roof, under permitted development allowances and in any case the definition of a bungalow 
includes dwellings with accommodation wholly within the roofspace. The proposals do retain two 
ground floor bedrooms and a bathroom, such that the dwelling would still be usable by people with 
mobility problems, it is not therefore considered that the development would be contrary to policy 
H1 of the emerging Local Plan

Conclusion:

In conclusion the proposed development is appropriately designed and will not be over prominent 
within the street scene.  It will retain ground floor bedroom and bathroom accommodation and, as 
the first floor accommodation would be within the roofspace, the dwelling would still be regarded 
as a bungalow. No significant harm would be caused to neighbouring amenity. The development is 
therefore considered to accord with adopted and emerging policies and is 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: Jill Shingler
Direct Line Telephone Number:  01992 564106

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/3395/17

SITE ADDRESS: 59 Bower Hill
Epping
Essex
CM16 7AN

PARISH: Epping

WARD: Epping Hemnall

APPLICANT: Ms Holt

DESCRIPTION OF 
PROPOSAL:

Proposed single storey rear outbuilding to be used as an annexe 
ancillary to the main house. 

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=603473

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: PLA: 01A, 02A and the site location plan

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 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.

5 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.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=603473


6 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:  Planning Services – Delegation of Council functions, Schedule 1, 
Appendix A.(g))

Description of site

The application site is located on Bower Hill which is within the built up area of Epping. Currently 
on the site is a chalet bungalow style building whose rear garden backs onto nos.12a and 15 the 
Orchards. The main public carriageway runs directly to the south and this boundary contains close 
boarded fencing and hedging. To the rear of the site is an existing small shed and an electrical sub 
station. The application site is not located within the boundaries of the Metropolitan Green Belt and 
it is not in a Conservation Area. 

Description of proposal

The proposed development is to erect a single storey outbuilding in the rear garden which would 
be used as ancillary residential accommodation to the main house. 

Relevant History 

EPU/0012/58 - Application to erect a garage. – Approved

Policies applied

CP2 – Protecting the quality of the rural and built environment
DBE9 – Loss of amenity
DBE10 – Residential extensions
LL11 – Landscaping schemes
ST1 – Location of development
ST4 – Road safety
ST6 – Vehicle parking

The above policies form part of the Councils 1998 Local Plan. Following the publication of the 
NPPF, policies from this plan (which was adopted pre-2004) are to be afforded due weight where 
they are consistent with the Framework. The above policies are broadly consistent with the NPPF 
and therefore are afforded full weight.

Epping Forest District Local Plan (Submission Version) 2017:

The Epping Forest District Local Plan (Submission Version) 2017 has been approved for 
publication and is the Plan the Council intend to submit for independent examination. The policies 



in the Plan are considered to be up to date and accord with national policy and therefore should be 
given substantial weight in the consideration of planning applications in accordance with the 
Council’s decision on 14 December 2017 and paragraph 217 of the NPPF. The policies and the 
Plan are supported by up to date and robust evidence – the evidence should also be treated as a 
material consideration. The relevant policies in the context of the proposed development are:

DM9: High Quality Design

Consultation Carried Out and Summary of Representations Received  

5 Neighbours consulted – 

NUFFIELD HEALTH, BRENTWOOD HOSPITAL – SUPPORTS the application, the applicants 
relative is elderly and requires day to day care. Being able to live with family will be ideal for my 
patients well-being. 

The EPPING SOCIETY – OBJECTION – The new building is excessively high and will harm the 
street scene. 

EPPING TOWN COUNCIL – OBJECTION – Whilst the committee note that this application is 
amended with height reduction and reduced footprint, they still stand by their previous comments

The proposal is an overdevelopment of the site in terms of its scale, bulk and density which would 
result in an ‘enclosed’ form of development that would have a detrimental effect on the street 
scene. National Policy seeks to resist inappropriate development of residential gardens and this is 
an additional dwelling, which is not ancillary to the main accommodation, using a large proportion 
of garden land. 

National Policy recognises the importance of taking into consideration the character of different 
areas, which is crucial in this location where there are many bungalows. 

Issues and considerations

The main issues to consider when assessing this application are the potential impacts on the living 
conditions of the neighbours and the design of the proposal and in relation to the character and 
appearance of the area. 

Living conditions of neighbours

The proposed building will have a flat roof which will be 2.5m high and located partially on the 
shared boundary with nos.12A and 15 The Orchards. These neighbours have rear gardens 
approximately 19m in length and 12A has a single storey garage at the rear, directly adjacent to 
the existing substation.

The land slopes from west to east and consequently the outbuilding will be on higher ground than 
the neighbours on The Orchards. However given its reasonable 2.5m height, which is incidentally 
what could be built under Class E Householder Permitted Development Rights and the reasonably 
long rear gardens of the adjacent neighbours, the outbuilding will not cause harm to their living 
conditions. Indeed, neither of these neighbours has raised an objection to the scheme, which adds 
weight to this view. 

The proposal is therefore compliant with policy DBE9 of the Adopted Local Plan and with DM9 
(Part H) of the Epping Forest Local Plan (Submission Version) 2017.



Character and appearance of the area

The objections received from Epping Town Council and the Epping Society consider that the 
proposal is too prominent and would as a result, cause substantial harm to the character and 
appearance of the area. 

The proposed outbuilding has a modest 2.5m height which, as previously identified, is the height 
that could be achieved under Permitted Development. However in this case Planning Permission 
is required since the application proposes a self-contained annexe with its own living 
accommodation and washing facilities etc. as opposed to a building incidental to the enjoyment of 
the dwelling house, allowable under Class E. 

Since the physical dimensions of the building would fall within Class E, were it to be used for a 
different purposes, for example a games room, or summer house, it would not require planning 
permission. This carries substantial weight as a significant fall-back position.

However in any event, the building is set behind an existing 1.8 metre close boarded fence and 
there is also an area of amenity space between it and the pavement such that the building will not 
be at all prominent within the street scene. In addition it is slightly lower than the adjacent 
electricity sub station which does not appear prominent. Officers conclude that the building has a 
reasonable height and overall size which would not cause harm to the character or appearance of 
the street scene. 

The site retains more than adequate private amenity space and the development can not be 
regarded as an overdevelopment of the site.

Land Drainage

The Land Drainage Team have commented that details of surface water drainage will be required 
if consent is given. This is a reasonable and necessary condition to impose. 

Conclusion

The proposal will provide annexe accommodation for an elderly relative requiring day to day care.  
It is in the rear garden and surrounded by a close boarded fence and is of a height  location and 
design such that it will not cause any harm to the living conditions of the neighbours nor to the 
overall character and appearance of the area. It satisfies all other policies of the Development Plan 
and therefore it is recommended that Planning Permission is 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: James Rogers
Direct Line Telephone Number: 01992 564 371

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/0181/18

SITE ADDRESS: Maltings Farm
Maltings Hill
Church Road
Moreton
Ongar
Essex
CM5 0JY

PARISH: Moreton, Bobbingworth and the Lavers

WARD: Moreton and Fyfield

APPLICANT: Mr Ray B Lewy

DESCRIPTION OF 
PROPOSAL:

Outline planning application for removal of outbuildings and 
existing dwelling. Erection of three detached dwellings. Formation 
of new highway access and ancillary works

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=604839

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;
(iv) access; 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 No development shall take place until details of foul and 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=604839


4 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.

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

6 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 
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]

7 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]

8 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.  

9 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.  

10 Concurrent with the submission of reserved matters and prior to any clearance of 
the site, a Phase 1 Habitat Survey and any further surveys recommended within that 
document, shall be submitted to the Council. 

11 No development shall take place, including works of demolition or site clearance, 
until an Arboricultural Implication Assessment and Tree Constraint plan, 
concurrently with the detailed site layout, has been submitted to and approved in 
writing by the Local Planning Authority. This should be drawn up in accordance with 
BS:5837:2012 (Trees in relation to design, demolition and construction - 
recommendations).

12 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 and 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.

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:

Maltings Farm is a detached dwelling located within a small group of dwellings in Maltings Hill. The 
dwelling appears single storey from the front but was extended significantly with two storey wings 
at the rear at some point in the 1970’s. To the right of the property are substantial outbuildings 
which may have originally had agricultural use, but have clearly been part of the residential 
curtilage for a considerable period. To the left of the property is a substantial and overgrown 
garden area, where according to the applicants submission, there were previously two cottages. 
To the rear of the houses is a plot of land that was last used as a commercial cattery, with a 
variety of buildings, some of which are not permanent and substantial.

Description of Proposal:

Outline permission for removal of  existing dwelling and outbuildings and erection of three 
dwellings, formation of access and ancillary works. All matters including access, scale and layout 
are reserved, however indicative plans have been submitted indicating how three bungalows could 
be accommodated on the site, with access from Maltings Hill to the front.

Relevant Site History:

EPF/1607/75 – Use of buildings as cattery (02/02/1976) – Approved

EPF/0252/76 – Two storey rear extension (21/08/1976) – Approved

EPF/0401/77 – Extension to cattery (23/06/1977) – Approved

EPF/1569/79 – Continued use of building as cattery (09/11/1979) – Approved

EPF/2108/17 - Outline permission for removal of cattery buildings, pens and runs. Removal of 
concrete hardstandings. Erection of two dwellings, formation of access and ancillary works. 
(29/11/2017) – Grant Permission (With Conditions)

Policies Applied:

Adopted Local Plan and Alterations:

CP1 – Protecting the quality of the rural and built environment
CP3 – New Development



CP6 – Sustainable Urban Development patterns
GB2 – Development in the Green Belt
GB7A – Conspicuous Development
GB8A – Change of use or adaptation of buildings
NC4 – Protection of Established Habitats
NC5 – Promotion of nature conservation schemes
RP4 – Contaminated Land
H2A – Previously Developed Land
H9A – Lifetime Homes
U3B - Sustainable Drainage Systems
DBE1 – Design of New Buildings
DBE2 - Effect on Neighbouring Properties
DBE4 – Design in the Green Belt
DBE6 – Car Parking in new development
DBE8 – Private amenity space
DBE9 – Loss of Amenity
LL1 – Rural Landscape
LL7 – Planting protection and care of trees
LL10 – Adequacy of provision of landscape retention
LL11 – Landscaping Schemes
ST1 – Location of Development
ST2 – Accessibility of Development
ST4 – Road Safety
ST6 – Vehicle Parking
I1A – Planning Obligations

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.

The Epping Forest District Local Plan (Submission Version) 2017 has been approved for 
publication and is the Plan the Council intend to submit for independent examination.  The policies 
in the Plan are considered to be up to date and accord with national policy and therefore should be 
given substantial weight in the consideration of planning applications in accordance with the 
Council’s decision on 14 December 2017 and paragraph 217 of the NPPF.  The policies and the 
Plan are supported by up to date and robust evidence – the evidence should also be treated as a 
material consideration.  The relevant policies in the context of the proposed development are:

SP1 – Presumption in favour of sustainable development
SP5 – Green Belt and District Open Land
T1 – Sustainable Transport Choices
DM1 - Habitat protection and Improving Biodiversity
DM9 – High Quality Design
DM10 – Housing Design and Quality
DM15 – Managing and Reducing Flood Risk
DM16 – Sustainable Drainage Systems
DM19 – Sustainable Water Use
DM21 – Local Environmental Impacts, Pollution and Land Contamination 

Summary of Representations:

No. of Neighbours Consulted: 11

3 Valid Objections Received:



HILL FARM: Concern regarding the demolition of Maltings Farm as it is an important part of the 
character and history of Moreton.

SCOTTS FARM: Concern regarding the potential creation of a small housing estate on greenfield 
land, with the dwellings being out of character with the area. Impact on privacy and highway safety 
also mentioned. 

1 MALTINGS HILL: Concern regarding change to the nature of the area, inappropriate 
development in the green belt, highway safety, impact on existing infrastructure, overlooking, 
‘creeping’ development.

An objection has been received from 6 Maltings Hill, however it is not considered to be a valid 
planning matter.

PARISH COUNCIL:: The Parish Council has NO OBJECTION to this application, subject to 
reserve matters addressing the points raised by other statutory consultees, and subject to the size 
of the buildings not being increased in volume in accordance with the calculations submitted as 
part of this application.

Main Issues and Considerations:

The main issues to consider for this application are as follows:

Development in Green Belt
Ecology and Landscaping
Highways/Access
Risk of Contaminated Land
Flood Risk
Impact on the Living Conditions of Neighbours

Development in Green Belt

The site is located fully within the Metropolitan Green Belt. The National Planning Policy 
Framework states that the purpose of Green Belt policy is to prevent Urban Sprawl by keeping 
land permanently open, with the essential characteristics of the Green Belt being its openness. 
Objectors at Scott’s Farm and 1 Maltings Hill have raised concern in relation to the development 
being inappropriate within the Green Belt.

The NPPF states that the redevelopment of previously developed sites that would not have a 
greater impact on the openness of the Green Belt and the purpose of including land within it than 
the existing development is not inappropriate.  Due to its previous use as a cattery It is considered 
that the site is previously developed land and, as such, some development here would not be 
inappropriate. 

The approximate existing overall volume of the existing dwelling house and outbuildings is 
1,104.m3. The indicative proposed volume of the scheme in the indicative layout would be about 
1,452.80m3.  It is considered that an appropriate scale of development to enable three small 
dwellings on the plot which would not significantly exceed the existing volume of buildings within 
the site could be achieved.

The proposal can be classed as infilling on previously developed land due to the demolition of 
existing residential buildings.  A suitable layout and access could be achieved such that the impact 
on the openness of the Green Belt would be no greater than the existing and as such the 
development would not be inappropriate in Green Belt terms.



Subject to careful attention to the scale, design and layout in the reserved matters application 
there would be no harm to the character or visual amenity of the area from the proposal.

Ecology and Landscaping

Land adjacent to the site has been identified as being of wildlife significance and there are several 
trees within the site that have become overgrown. The Ecological Team at Epping Forest District 
Council were consulted as part of this application and advised that if an application were to be 
approved, a condition relating to a Preliminary Ecological Assessment would have to be submitted 
to determine the potential presence of protected wildlife and subsequent mitigation if any protected 
species are found.

The Trees and Landscaping Officer had no objection to the development of the site with three 
extra dwellings however stated that a condition regarding tree and landscaping details be 
submitted under reserved matters if the application were to be approved.

Highways/Access

The indicative plan suggests access would be taken from Maltings Hill.  It is considered that 
suitable access could be provided with suitable turning facilities. From a highways and 
transportation perspective Essex County Council had no comments to make and expected that 
further details regarding visibility, parking, surface materials and surface water damage to be 
provided at the reserved matters stage. 

Risk of Contaminated Land

The Contaminated Land Officer was consulted as a part of this application and advised that due to 
the site’s previous history as a farm/cattery and the presence of Made Ground, there is potential 
for contaminants to be present all over the site. Houses with gardens are classed as being a 
particularly sensitive proposed use in relation to the presence of contaminants. If approved, 
conditions relating to the remediation of the site would have to be discharged before the 
development can go ahead.

Flood Risk 

The site is not within an Environment Agency Flood Zone 2 or 3, however there is a stream flowing 
from North-east to South-west through the site, which the neighbour at 3 Maltings Hill has 
mentioned in their objection letter to the Council. The Land Drainage Team at Epping Forest 
District Council had no objection to the application. However, given that this is only an outline 
application, details with regard to mitigation etc can not be requested at this stage, we merely 
need to be satisfied that a suitable drainage design and house design could be achieved that 
would not increase the risk of flooding elsewhere or be at risk of flooding. As such the details can 
be required by condition.

Impact on the Living Conditions of Neighbours and Design

It is considered that the dwelling houses would be of sufficient distance not to cause excessive 
harm to the living conditions of neighbours. It is important to note that the design of the proposed 
dwellings would be further assessed under reserved matters if the application were to be 
approved. The neighbours at Hill Farm expressed concern regarding the demolition of Maltings 
Farm as it is ‘an important part of the character and history of Moreton’. As the building is not listed 
and not within a Conservation Area, there are no special constraints protecting the building. It 
should also be noted that it has been unsympathetically extended in the past and is not considered 
of architectural value. 



Sustainability and Housing Need

The site is not well located with regard to access to facilities, schools, shops and work places and 
anyone occupying the new dwellings would be heavily reliant on private transport for everyday 
trips, generally the Council seeks to direct development to more sustainable locations, however at 
present The Council can not demonstrate a 5 year housing land supply  and as such the 
introduction of 3 houses on previously developed land  is considered to be a benefit which 
outweighs the locational shortcomings of the site.  The applicant is however encouraged to ensure 
that at the detailed design stage efforts should be made to ensure that the buildings themselves 
incorporate sustainable features to help mitigate the issue.

Conclusion:

The site is previously developed land and subject to the reserved matters a scheme for 3 small 
dwellings could be achieved that would not cause harm to the openness of the Green belt and 
would therefore not be inappropriate development. Neither the scale, design nor layout are to be 
determined at this stage, as these are reserved matters.  Officers are confident that an appropriate 
development can be achieved here that would not harm the character or  amenity of the area and 
would accord with the policies of the Adopted Local Plan and the Submission Version Local Plan  
and the application is recommended for approval 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: Alastair Prince
Direct Line Telephone Number: 01992 564462

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/0182/18

SITE ADDRESS: White Lodge
Little Laver Road
Little Laver
Essex
CM5 0JF

PARISH: Moreton, Bobbingworth and the Lavers

WARD: Moreton and Fyfield

APPLICANT: Mr & Mrs Smith

DESCRIPTION OF 
PROPOSAL:

Construction of storage barn and stable building. Re-submission of 
refused application: EPF/2826/17

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=604853

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 proposed materials shall be in accordance with those shown on the proposed 
plans and elevations.

3 The proposed stable shall be used only for the stabling of horses owned by the 
occupants of White Lodge and not for any business use including livery

4 The storage building hereby approved shall be used only as ancillary domestic 
storage and for the storage of machinery and equipment required in connection with 
the maintenance of the land within the ownership of the occupants of White Lodge. 

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)

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=604853


Description of Site:

The site is a two storey detached dwelling located to the South of Little Laver Road in Little Laver. 
The main dwelling is a Grade II Listed Building and is not within a Conservation Area. The site is 
within the Metropolitan Green Belt. 

Description of Proposal:

Proposed construction of storage barn and stable building. Re-submission of refused application: 
EPF/2826/17

Relevant Site History:

EPF/2826/17 – Construction of storage barn and stable building (20/12/2017) – Refuse Permission 
(Householder) – for the following reasons: 

- The proposed stables and barn by reason of its bulk, scale, massing and design would be 
out of character with the domestic nature of White Lodge and its curtilage creating 
dominant structures within the setting of a listed building which would fail to enhance the 
appearance and character of the setting of the listed building.

- The proposed stables and barn by reason of scale, bulk, massing and volume would 
constitute inappropriate development within the Green Belt harmful to its openness and the 
visual amenity of the area as a whole.

EPF/2591/17 - Grade II listed building consent for proposed demolition of existing pool structure. 
Construction of new structure around existing pool. Gym/party room to the end. Extension to 
existing kitchen area. (08/12/2017) – Grant Permission (With Conditions)

EPF/2583/17 – Demolition of existing pool structure. Construction of new structure around existing 
pool. Gym/party room to the end. Extension to existing kitchen area. (08/12/2017) – Grant 
Permission

EPF/1356/12 – New gates and a driveway entrance (21/09/2012) – Grant permission (With 
Conditions)

LB/EPF/0028/84 - Alterations and extensions, including extension for covered swimming pool. 
(29/06/1984) – Grant Permission (With Conditions)

EPF/1006/83 - Alterations and extensions including extension for covered swimming pool. 
(07/11/1983) – Grant Permission (With Conditions)

EPF/0900/76 – Details of garden room extension (03/12/1976) - Lapsed

Policies Applied:

CP2 – Protecting the Quality of the Rural and Built Environment
GB2A – Development in the Green Belt
DBE9 – Loss of Amenity
DBE10 – Design of Residential Extensions
HC12 – Development affecting the setting of a Listed Building

The Epping Forest District Local Plan (Submission Version) 2017 has been approved for 
publication and is the Plan the Council intend to submit for independent examination.  The policies 
in the Plan are considered to be up to date and accord with national policy and therefore should be 
given substantial weight in the consideration of planning applications in accordance with the 



Council’s decision on 14 December 2017 and paragraph 217 of the NPPF.  The policies and the 
Plan are supported by up to date and robust evidence – the evidence should also be treated as a 
material consideration.  The relevant policies in the context of the proposed development are:

DM4 – Green Belt
DM7 – Heritage Assets
DM9 – Quality of Design

Summary of Representation:

No. of Neighbours Consulted: 5, 2 Valid Objections received 

MILL HOUSE: concern regarding visual impact and being out of keeping with a listed building.

2 MILL HOUSE, ABBESS ROAD: Concern regarding impact on openness, scale of development, 
overlooking and potential for residential development.

PARISH COUNCIL:

The Parish Council STRONGLY OBJECTS to this application. It is accepted that the Parish 
Council had no objection to the previously refused application EPF/2826/17, albeit with a the 
comment being that no Listed Building application had been submitted stating that in the opinion of 
the Parish Council this should be the case. After having reviewed both these resubmissions, and 
in light of further information that has come to light since the previously refused application, the 
Parish Council objects on the following grounds:
• The information contained in the supporting evidence is, we believe, incorrect. The Road to the 
side of the site IS NOT in the applicants ownership. In addition, this was never a ‘road’ that 
extended to the length of the side access of the property but a thin dirt path regularly used by local 
residents for recreational purposes. The land registry evidence shows a ‘dotted line’ indicating the 
route of a Footpath, and NOT the central demarcation lines of a road.
• The size of the proposed storage barn is excessive and not, as clearly suggested in the Officers 
notes from the previously refused application, a single storey open bay cart shed half the size of 
the previously refused barn.
• The applicant has decimated the access way at the side of the property, removing countless 
trees and erecting gates on land which, it is understood, is not in the applicants ownership but 
EFDC. This has caused a clear loss to the visual amenity and rural character of the local area and 
should be resisted. This is contrary to policy LL1 of the adopted Local Plan which states The 
Council will continue to act to:
o (i) conserve and enhance the character and appearance of the countryside; and
o (ii) encourage the considerate use and enjoyment of the countryside by the public.
The creation of this road way (already being used by HGVs) is stopping local residents from using 
what was a rural natural walk. Policy SP7 of the submission version of the local plan states that 
‘The Council will protect the natural environment, enhance its quality and extend access to it’… 
and that ‘the Council will conserve and enhance the character and appearance of the countryside’. 
The works completed by the applicant on land which doesn’t belong to him (in fact, this belongs to 
EFDC and has been completed without permission) is contrary to these policies.
• The size of the proposed storage barn, together with the suggested items to be stored there, 
seems excessive for a residential garden.
• Should the LPA be minded to grant permission, permitted development rights should be
removed from both buildings, and a condition imposed that these buildings must remain ancillary 
to the main dwelling.



Main Issues and Considerations:

The Main issues to consider for the assessment of the application are as follows:

Whether the previous reasons for refusal have been overcome
Design
Impact on the Green Belt
Impact on the Living Conditions of Neighbours
Impact on the setting of a Listed Building
Other Considerations

Previous reasons for refusal:

The previous application for this proposal was refused by reason of inappropriate development in 
the Green Belt and the general inappropriateness of the size, bulk and massing of the outbuildings 
being out of character within the setting of a Listed Building. The overall scale of the outbuildings 
have been reduced from approximately 1,328.67m3 (Barn) and 306.6m3 (Stables) to 567.98m3 
(Barn) and 229.29m3 (Stables). By reducing the size and bulk of the original outbuildings to this 
extent, it is considered that the revised proposal has overcome the previous reason for refusal 
under planning reference EPF/2826/17.

Design and Impact on the setting of a Listed Building:

The proposed outbuildings would have external black weatherboarding on a red brick plinth with a 
clay tiled roof, which is seen as a traditional appearance for a rural setting. It is considered that the 
design of the outbuildings would be acceptable.

The White Lodge was built in 1831 as a rectory and listed at grade II in 1984. Originally of a 
square plan form (with an additional service wing to the west) and constructed of brickwork under 
a hipped slate roof, it had a symmetrical frontage and just a single canted bay to the rear. 
Extensions and alterations in the 1950s, 1960s and 1980s saw the house enlarged to its current 
size. This application seeks permission for the erection of a storage barn and stables to the east of 
the house. The buildings have been reduced in size following the refusal of an application for 
larger buildings in 2017 (EPF/2826/17). Concerns were previously raised regarding the scale of 
the buildings and the detrimental impact they would have on the setting of the listed building. The 
scale of the proposed buildings has been substantially reduced. It is therefore no longer 
considered that they will harm the setting of the listed building, particularly as they will be partially 
screened by existing and proposed greenery and trees. 

Contrary to the views of the Parish Council, Listed Building Consent is not required for these 
buildings; such consent is only required for works to the listed building itself or anything attached 
to it.

Impact on the Green Belt:

Paragraph 81 of the NPPF states that “local planning authorities should plan positively to enhance 
the beneficial use of the Green Belt” through, amongst other things, providing “opportunities for 
outdoor sport and recreation”. Furthermore, paragraph 89 states that “a local planning authority 
should regard the construction of new buildings as inappropriate in Green Belt. Exceptions to this 
are:

 Provision of appropriate facilities for outdoor sport, outdoor recreation and for cemeteries, 
as long as it preserves the openness of the Green Belt and does not conflict with the 
purposes of including land within it”.



Horse keeping has long been recognised as an outdoor sport/recreational use and as the size of 
the proposed stables is not considered to be excessive. To this end, it is considered that this 
would not constitute inappropriate development within the Green Belt.

Local Plan policy RST5 states that:

Stables will be permitted provided that:
(i) They do not have a significantly adverse impact upon the character and appearance 

of the landscape and are appropriate in scale, location, design, materials and 
landscaping; and

(ii) The amount of horseriding that is likely to result would not lead to excessive highway 
danger on and across roads; and

(iii) The amount of horseriding that is likely to result would not have a significantly 
adverse impact on the management, ecology or public use of open spaces (e.g. 
Epping Forest) and rights of way; and

(iv) They are of a size adequate to meet the welfare requirements of the number of 
horses intended to use them; and

(v) Adequate car parking is provided.

Given the size and location of the proposed stables, and the amount of land within the applicants 
ownership is considered that the application complies with the above criteria .

The proposed stables would meet welfare requirements and there is approximately 0.76ha of 
grazing land within the site for the animals to graze and exercise.

The proposed storage barn would be used to keep machinery and equipment required for the 
maintenance of the land within the applicant’s ownership. As there is a parcel of agricultural land 
also within the possession of the applicant to the south 2.60ha in size, it is considered that the 
proposed storage barn would be necessary to the maintenance and or agricultural of the adjacent 
land and therefore not inappropriate development in the Green Belt. 

Impact on the Living Conditions of Neighbours:

The proposed stable outbuilding would be 4 metres in depth 11.3 metres in width and 5.1 metres 
in overall height. The proposed storage barn is 6.65 metres in depth, 13.1 metres in width and 
6.52 metres in height. Neighbours at Mill House and 2 Mill House have objected suggesting that 
there would be impact in regard to living conditions, however it is considered that the proposed 
outbuildings would be a sufficient distance away from neighbouring properties (97.5 metres away 
from the boundary of the nearest objector’s boundary) and would not have excessive harm on the 
living conditions of neighbours in regard to visual impact, overlooking or loss of light.

Other Considerations:

Moreton, Bobbingworth and The Lavers Parish Council have objected to the application regarding 
the access found adjacent to the site. The access does not form part of the current application and 
as such no weight can be attached to this particular issue. The access track is the subject of an 
ongoing enforcement investigation, but the applicant has proven that there is a right of access over 
the Council’s land to the application site.  
A neighbour at 2 Mill House objected in regard to the potential for residential development on the 
site. Whilst this is an understandable concern – planning permission would be required for any 
changes of use or future development. 
Conditions can be added so that the outbuildings are used only for the specific uses applied for 
given that it is only due to the specific proposed uses that the development is considered 



appropriate in the Green Belt. This of course does not prevent applications being submitted for 
change of use in the future.  Any such applications would need to be judged on its own merits.

Conclusion:

As the design of the proposal is favourable, would not be inappropriate development in the Green 
Belt, would not harm the setting of a Listed Building or the living conditions of neighbours – it is 
recommended that planning permission is 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: Alastair Prince
Direct Line Telephone Number: 01992 564462

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk
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Report Item No: 9

APPLICATION No: EPF/0184/18

SITE ADDRESS: Rozel
Loughton Lane
Theydon Bois
Essex
CM16 7JY

PARISH: Theydon Bois

WARD: Theydon Bois

APPLICANT: Mr Andrew Pigney

DESCRIPTION OF 
PROPOSAL:

Construction of new chalet bungalow in land to rear of Rozel. Re-
submission of refused application EPF/2364/17

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=604855

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 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.

3 Prior to first occupation of the development hereby approved, the proposed first floor 
window opening in the rear elevation 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.

4 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.

5 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, C and E of Part 1 of Schedule 2 to the Order shall 
be undertaken without the prior written permission of the Local Planning Authority.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=604855


6 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.

7 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 and 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.

8 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 sane 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.

9 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.

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

11 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.

12 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: 1843/14F, 1843/01A, MP/ROZ/02 A

This application is before this Committee as the recommendation is 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 Delegated, Appendix 3)

Description of Site:

The application site covers an area of 0.5 hectares. This land currently forms part of the rear 
garden associated with the detached bungalow known as Rozel. This dwelling is located on the 
western side of Loughton Lane and is bound on the south western side by an access road and 
youth centre. A Cherry and Horse chestnut are located within the front of the wider site and a 
variety of Cherry, Ash and Lime trees line the south western boundary of the site. The Lime Tree 
has a Preservation Order attached to it.

The site is designated as being within an urban area and is not within a Conservation area or the 
setting of any listed building.

Description of Proposal: 

Construction of a new chalet bungalow in land to the rear of Rozel. It measures 16m wide by 7.3m 
deep and 6m high to the ridge of its pitched roof and an eaves height of 2.5metres.

Materials include plain tiles for the roof, brick plinth and render for the walls and UPVC 
fenestration.

Access will be via the existing private road.

Relevant History:

EPF/2364/17 Construction of new chalet bungalow in land to rear of Rozel. Refused

EPF/2363/17 Demolition of existing bungalow. Construction of two new dwellings. Approved.



Policies Applied:

Adopted Local Plan:

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
DBE1              Design of New Buildings
DBE2              Effect on Neighbouring Properties
DBE3              Design in Urban Areas
DBE8              Private Amenity Space
ST1                 Location of Development
ST4                 Road Safety
ST6                 Vehicle Parking
H2A                Previously Developed Land
H4A                Dwelling Mix
LL10               Adequacy of provision for landscape retention
LL11               Landscaping schemes

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.

Epping Forest District Local Plan (Submission Version) 2017:

The Epping Forest District Local Plan (Submission Version) 2017 has been approved for 
publication and is the Plan the Council intend to submit for independent examination. The policies 
in the Plan are considered to be up to date and accord with national policy and therefore should be 
given substantial weight in the consideration of planning applications in accordance with the 
Council’s decision on 14 December 2017 and paragraph 217 of the NPPF. The policies and the 
Plan are supported by up to date and robust evidence – the evidence should also be treated as a 
material consideration. The relevant policies in the context of the proposed development are:

SP1     Presumption in favour of sustainable development
SP6     The Natural Environment, Landscape Character and Green Infrastructure
H1        Housing mix and accommodation types
T1        Sustainable transport choices
DM9     High quality design
DM10   Housing design and quality
DM11   Waste recycling facilities on new developments
DM16   Sustainable drainage systems
DM18   On site management of waste water and water supply
DM21   Local environmental impacts, pollution and land contamination

Consultation Carried Out and Summary of Representations Received  

PARISH COUNCIL:  OBJECTION 
- Minor reduction in height, and offset from the boundary with the neighbouring property, 

would not fully address the earlier reasons for refusal, or the ‘way forward’ suggested in  
the Minutes of Area Planning Sub-Committee East, given that the width and overall bulk of 



the building has been increased.
- Negative impact on visual amenity of the neighbour, ‘Branscombe’.
- Smaller and more conservatively sized bungalow would be more appropriate 
- Provision of any built structures along the front boundary be specifically conditioned for 

approval by the Local Planning Authority
- Removal of permitted development rights under Schedule 2, Part 1, Class A, B, C and E.

THEYDON BOIS AND DISTRICT RURAL PRESERVATION SOCIETY: OBJECT;
- ‘Garden grabbing’ development
- Proposal is only slightly smaller in volume and height than previous proposal.
- Still large in size and height
- Not really classed as a bungalow due to its size and height
- Detrimental impact on dwellings along Avenue Road and Loughton Lane
- Recommend PD rights be removed if approval is granted,

20 Neighbours were consulted and a site notice was displayed

27 AVENUE ROAD OBJECT:

- Although height has been reduced, the floor area has increased from 1582sq ft. to 1644 sq. ft. 
Still a 2 storey 3-bedroomed dwelling with 2 parking spaces. Neighbours would suffer from 
privacy, noise and light pollution.  Number of trees have been removed. Any replacement trees 
would take years to mature. 

2 MAPLE CLOSE, OBJECT:
-Overdevelopment of the site
- Height been reduced but outside amenity space is too small for the site
- Issue with access over the private road to the Scout hut, Community Centre and Cricket Field.  

Main Issues and Considerations:

The issued raised by this proposal are:-
The principle of the development;
The impact of the proposal on the character and appearance of the surrounding area
The impact on existing trees
The impact on the living conditions of neighbouring dwellings and the quality of accommodation 
proposed.

Principle of Development / Background

The aim of the National Planning Policy Framework (NPPF) is to encourage sustainable 
development and growth. Sustainable development is that which promotes positive economic, 
social and environmental outcomes. Paragraph 14 of the NPPF further dictates that sustainable 
development is only development which accords with the NPPF. It further requires that the Council 
should not approve development where inter alia the any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits, when assessed against the policies in this 
Framework taken as a whole. 

Paragraph 53 of the NPPF requires that the Council should “resist inappropriate development of 
residential gardens where it would cause harm”. This means the Council can only give favourable 
recommendations to schemes which are of good design and which provides a good standard of 
amenity for all existing and future occupiers of the application site and surrounding area.

Outline planning permission has already been granted for a two storey dwelling and garage within 
the same location under reference EPF/0950/09. Although in that instance the site was larger as it 



included land to the rear of Branscombe so that t the garden for the new dwelling could be 
provided to the rear rather than to the side.

In dismissing of an outline planning application for two houses on the larger plot in 2007, (under 
EPF/1684/07) the Inspector acknowledged that: 

“There is no objection to the principle of residential development in this location…and I consider 
the two main issues are the effect of the proposed development on the protected lime tree at the 
front of the site and the effect of the proposed development on highway safety”. 

The appeal was not dismissed on impact on neighbours or on the character and amenity of the 
area even though the two houses proposed were indicatively shown as fully two storey.  The 
reason for dismissal was solely impact on the preserved tree.  

This decision is therefore material consideration in the determination of this application.

Moreover, the site is not within the Green Belt and is situated within a sustainable urban location 
close to local services, facilities and public transport and would make more efficient use of this 
site.

The last application EPF/2634/17 was considered by members in January as refused for the 
following reason:

By reason of its bulk, height and siting in close proximity to the site boundary with Branscombe, 
Loughton Lane, the proposed dwelling would appear excessively
overbearing when seen from Branscombe, causing significant harm to outlook from
the relatively large adjacent area of its rear garden. As a consequence, the
proposal would cause excessive harm to the living conditions of Branscombe,
contrary to Local Plan and Alterations policy DBE9 and Draft Local Plan Submission
Version 2017 policy DM9, which are consistent with the National Planning Policy
Framework.

The way forward suggested by members is minuted as:

“Way Forward
Members considered a revised proposal of significantly reduced height and bulk that is set 
significantly further away from the site boundary with Branscombe would be likely to address the 
reason for refusal.”

The main consideration is therefore whether these issues have been adequately addressed.

The proposed new chalet style bungalow has been reduced in height by 0.9m and the previously 
proposed full two storey gable element has been removed.  Significantly the eaves height of the 
dwelling has also been lowered by over 1.5 metres and the previous bulky roof design has been 
modified to a simple hipped roof design with small pitched roofed dormers.  Due to the shape of 
the site and the position of trees along the front boundary it is not possible to bring the building far 
forward on the site, but the revised scheme has moved the dwelling a further 0.5 metres from the 
boundary with Branscombe and a further two metres away from the house. 

Trees

The Tree Officer is satisfied that the tree report submitted with the application demonstrates that 
this development can be achieved without  having a detrimental effect on the Lime tree subject to 
a Tree Preservation Order (TPO/EPF/20/06 T1) on the plot at the rear of Rozel. 



The preliminary arboricultural method statement proposes the removal of part of the existing 
hedge along the south western (front) boundary.  The partial removal of this hedge is required to 
enable the development and improve sightlines for traffic. The trees along the rear boundary 
facing Avenue Road are to be retained.

The Tree Officer has raised no objection to this loss since the hedge can be removed by the 
householder at any time and these trees are of low quality (as defined by the British Standard).  It 
is recommended that further conditions are imposed to ensure that the remaining trees are 
protected and that the proposed soft landscaping is of an acceptable standard. On this basis the 
proposal is considered to comply with the requirements policies LL10 and LL11 of the Local Plan

Quality of accommodation

The new dwelling has a good standard of internal space, outlook, ventilation, access and amenity 
space. It is still considered that overall the proposal would provide a good standard of 
accommodation. 

Impact on neighbours 

All neighbours including the existing property at Rozel are between 21m – 31m away.

The existing trees on the mutual boundary with 25 and 27 Avenue Road are to be retained.

The building will be offset from the garden boundary of Branscombe and whilst it is accepted that it 
will be prominent in relation to the rear garden area it is not considered that it will have an 
excessively adverse impact on the living conditions of the occupants of that dwelling given the 
distance from the house and the length and width of the garden.  In addition the low eaves, hipped 
roof design and small size of the dormer windows have been incorporated to minimise the impact 
while still making the best use of the land.  The rear facing dormer would provide light to a 
bathroom and can be obscured glazed to prevent any overlooking.

It is therefore considered that the proposal will not be excessively harmful to any neighbouring 
amenity in terms of loss of light, dominance, outlook or privacy. The condition recommended by 
the Parish Council is considered necessary to ensure that further work to the property does not 
infringe on neighbouring amenity in the future. The proposal on this basis complies with the 
requirements of policy DBE 9 of the Local Plan.

Impact on Highway Safety

The Highways Authority is satisfied that there is adequate parking to meet current parking 
standards in compliance with policies ST6 and ST4. Furthermore there will be no undue harm to 
highway safety. The proposal therefore complies with the requirements of ST2 of the Local Plan.

Contamination 

The Land Contamination Officer considers that the risk of the site being contaminated is low and 
therefore only requests that a condition be imposed relating to unexpected land contamination in 
accordance with RP4 of the Local Plan.

Land Drainage

The site lies outside of any Epping Forest District flood risk assessment zone and Environment 
Agency Floodzone therefore the Land Drainage Officer requests that a condition be imposed 
requiring approval of sustainable surface water drainage details prior to works commencing on the 
site in accordance with policy U3B of the Local Plan.



Conclusion

The proposal will provide much needed good quality housing within an existing urban area of 
Epping Forest District Council. Impact on the living conditions of neighbouring occupiers will not be 
excessive subject to a condition controlling the permitted development limitations of the property.  
The design of the new dwelling respects the character and appearance of this area. Conditions are 
recommended to ensure existing trees shown to be retained are protected during the construction 
phase of the development and to ensure that the soft landscaping provided is of a good standard. 
The Highways Authority is satisfied that the proposal will not excessively impact highway safety or 
parking provision within the area. Additional conditions are also recommended to ensure that the 
proposal does not increase flood risk within the area. It is considered that the previous reason for 
refusal has been addressed and that the development is in accordance policy contained within the 
NPPF, the adopted Local Plan and the Submission Version Local Plan and approval is therefore 
recommended.

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

Planning Application Case Officer: Sukhdeep Jhooti
Direct Line Telephone Number: 01992 564298

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
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Report Item No: 10

APPLICATION No: EPF/0204/18

SITE ADDRESS: 21 The Orchards
Epping
Essex
CM16 7BB

PARISH: Epping

WARD: Epping Hemnall

APPLICANT: Mr & Mrs K Webb

DESCRIPTION OF 
PROPOSAL:

Single storey rear extension with pitched roof and loft conversion. 
Bedrooms to be retained at ground floor level to maintain the 
character of a bungalow.

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=604901

CONDITIONS 

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

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

3 Prior to first occupation of the development hereby approved, the proposed roof 
window opening(s) in the flank elevation 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.

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)

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=604901


Description of Site:

The site is a bungalow located on the Western side of The Orchards in Epping. The road is 
characterised by bungalows with hipped rooves. The site is not within a Conservation Area and 
there are no Listed Buildings attributed to the site. The site is not within the Metropolitan Green 
Belt.

Description of Proposal:

Single storey rear extension with pitched roof and loft conversion. Bedrooms to be retained at 
ground floor level to maintain the character of a bungalow.

Relevant Site History:

No relevant history

Policies Applied:

Adopted Local Plan:

CP2 – Protecting the Quality of the Rural and Built Environment 
DBE9 – Impact on Amenity 
DBE10 – Design of Residential Extensions

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.

The Epping Forest District Local Plan (Submission Version) 2017 has been approved for 
publication and is the Plan the Council intend to submit for independent examination.  The policies 
in the Plan are considered to be up to date and accord with national policy and therefore should be 
given substantial weight in the consideration of planning applications in accordance with the 
Council’s decision on 14 December 2017 and paragraph 217 of the NPPF.  The policies and the 
Plan are supported by up to date and robust evidence – the evidence should also be treated as a 
material consideration.  The relevant policies in the context of the proposed development are:

H1 – Housing Mix and Accommodation Types
DM9 – Quality of Design

Summary of Representation:

No. of neighbours consulted: 6, no comments received

THE EPPING SOCIETY  Object. In our view this will no longer be a bungalow.  The proposed 
design with a bedroom, en-suite bathroom and a ‘store’ on new 1st floor; should be described as a 
‘chalet bungalow’ 

The 1st floor rear window will overlook the adjacent gardens. The other 1st floor widows may well 
overlook in part as they appear to be set high in roof area.
The Orchards is an area of bungalows.  The loss of true bungalows from housing stock is 
unacceptable.  Loss of amenity for the neighbouring properties will be created by the overlooking.
This building would set an undesirable precedent.



TOWN COUNCIL: OBJECTION: There is an upstairs bedroom in the proposed plans and the 
Committee feel that this would turn the property into a chalet bungalow. Chalet bungalows are 
where the area enclosed within the pitched roof contains rooms even if this comprises a large of 
the living area and is fully integrated into the fabric of the property. True bungalows do not use the 
attic. The committee agree that chalet bungalows are not true bungalows. 

The point of retaining bungalows is to retain the mix of dwelling types available. Bedrooms in the 
attic limit choice as they are not accessible to those unable to use stairs.

This part of The Orchards is characterised by true bungalows and altering the style of this building 
contributes to an undesirable precedent, which will adversely affect the character of this particular 
urban area. National policy recognises the importance of taking into consideration the character of 
different areas, which is crucial in this location.

The importance of this type of bungalow accommodation has been recognised in the emerging 
Local Plan. The emerging Local Plan refers to the accessibility of bungalows; rooms in the roof do 
not equal accessibility. The constant development of traditional, single storey bungalows is eroding 
the stock of bungalows in a town where there is an identified need for people wishing to downsize, 
adversely affecting the mix of dwelling types available, contravening evidence and the emerging 
Local Plan.

Main Issues and Considerations:

The main issues to consider for the assessment of this application are as follows:

Design
Impact on Living Conditions of Neighbours
Loss of Bungalow

Design:

The proposed extension would have a slight flat roof leading into a pitched roof. A small flat roof 
extension would be constructed to the rear of the garage. In respect of the loft conversion, there 
would be 4 roof lights inserted into the side elevation with a window installed into the rear 
elevation. The design would be modest in scale and respect the existing character of the building 
and wider street scene.

Impact on Living Conditions:

The proposed extension would be 3 metres in depth, and extend the full width of the bungalow 
with a pitched roof, 4 metres in height and behind the existing garage with a flat roof at  2.7 metres 
in height. The extension would be alongside the boundary with 23 The Orchards. It is considered 
that there would not be excessive harm to the living conditions of neighbours in regard to visual 
impact or loss of light.
The Epping society have raised concern regarding overlooking, however the back to back distance 
between this and the properties to the rear is in excess of 50 metres (the normally accepted back 
to back overlooking distance is just 25 metres)..  The side facing rooflights are set high up in the 
roof such that overlooking is unlikely to be an issue but in addition they can be conditioned to be 
obscured glazed to ensure that no perception of overlooking can occur.

Loss of Bungalow:



Epping Town Council have objected to the application stating that the proposal would involve the 
loss of a ‘true’ bungalow, which would be contrary to Policy H1 of the submission version of the 
Epping Forest District Council Local Plan (2017). However it is considered that the proposed 
development would not result in the loss of a Bungalow as the definition of a bungalow includes 
dwellings with additional accommodation within the roofspace.  The majority of the floorspace 
remains at ground floor, with all the facilities for living, available at that level.  The use of the 
roofspace as additional accommodation could in any case be carried out without the need for any 
planning permission it is only the small rear extension that requires consent.
The overall style and nature of the building will be retained with no adverse impact to the existing 
street scene. Whilst the Town Council are correct in suggesting that Bungalows are an important 
stylistic feature of The Orchards – this proposal would not cause undue harm to the overall street 
scene.  The roof height is not changing, no dormer windows are proposed and the front elevation 
remains substantially unchanged.

Conclusion:

As the design would be acceptable, with no excessive harm to the living conditions of neighbours 
no loss of housing stock and no harm to the character and visual amenity of the estate it is 
recommended that planning permission is 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: Alastair Prince
Direct Line Telephone Number: 01992 564462

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk
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Report Item No: 11
 

APPLICATION No: EPF/0283/18

SITE ADDRESS: Norway House
Epping Road
North Weald
Essex
CM16 6BJ

PARISH: North Weald Bassett

WARD: North Weald Bassett

APPLICANT: Mr John Hayes

DESCRIPTION OF 
PROPOSAL:

Erection of 3 modular pods to provide homeless accommodation 
for 6 persons (2 per pod) and 1 storage pod, together with 
associated modification of existing hard standings, parking spaces 
and landscaping.

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=605302

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: P-17-AB0261-: 1000B, 1001B, 1105, 1106, 1200, 1250, 
1251, 1252, 

3 No development shall take place until details of foul and 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.

4 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.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=605302


5 The tree protection, methodology for construction adjacent to trees and Arb site 
supervision shall be undertaken in accordance with the submitted Tree Survey/ 
Arboricultural Method Statement unless the Local Planning Authority gives its prior 
written approval to any alterations. Tree protection shall be implemented as shown 
on Crown Arboricultural Consultants Tree Protection Plan (CCL 09915/TPP rev 2)

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 Prior to the commencement of works a construction method statement shall be 
submitted to and approved in writing by the Local Planning Authority. The statement 
shall primarily focus on the protection of biodiversity and ecology. 

This application is before this Committee since the recommendation is for approval contrary to an 
objection from a local council which is material to the planning merits of the proposal (Pursuant to 
The Constitution, Part Three:  Planning Directorate – Delegation of Council function, Schedule 1, 
Appendix A. (g))

Description of site

The application site is located on Epping Road and is within the settlement of North Weald. The 
existing building is a large Grade II Listed Building used as a homeless hostel for for the housing 
of homeless people. The site is not within the boundaries of the Metropolitan Green Belt and it is 
not in a Conservation Area. 

Description of proposal

The proposal is to construct three modular pods to provide accommodation for six homeless 
people (2 per pod) and 1 storage pod together with associated parking spaces and landscaping

Relevant History 

There is history on the site, none of it relevant to this application, other than Norway House is an 
established shelter for homeless people. 

Policies Applied

CP1 – Achieving sustainable development objectives
CP2 – Protecting the quality of the rural and built environment
DBE1 – Design of new buildings
DBE2 – Effect on neighbouring properties
DBE3 – Design in urban areas
DBE8 – Private amenity space
DBE9 – Loss of amenity



HC12 – Development affecting the setting of a Listed Building 

The above policies form part of the Councils 1998 Local Plan. Following the publication of the 
NPPF, policies from this plan (which was adopted pre-2004) are to be afforded due weight where 
they are consistent with the Framework. The above policies are broadly consistent with the NPPF 
and therefore are afforded full weight.

Epping Forest District Local Plan (Submission Version) 2017:

The Epping Forest District Local Plan (Submission Version) 2017 has been approved for 
publication and is the Plan the Council intend to submit for independent examination. The policies 
in the Plan are considered to be up to date and accord with national policy and therefore should be 
given substantial weight in the consideration of planning applications in accordance with the 
Council’s decision on 14 December 2017 and paragraph 217 of the NPPF. The policies and the 
Plan are supported by up to date and robust evidence – the evidence should also be treated as a 
material consideration. The relevant policies in the context of the proposed development are:

SP1 - Presumption in Favour of Sustainable Development
SP7 - The Natural Environment, Landscape Character and Green and Blue Infrastructure
DM21 - Local Environmental Impacts, Pollution and Land Contamination
DM7 – Heritage Assets 

Consultation carried out and summary of representations received 

3 Neighbours consulted NO COMMENTS RECEIVED 

NORTH WEALD PARISH COUNCIL – OBJECTION - The Parish Council OBJECTS to this 
Application and wishes to voice its Strong Reservations with regards to this proposal due to the 
following:

 Seemingly, No regard has been made to the original report, which included an Equality 
Analysis Report, to the EFDC Cabinet Meeting of 9th March 2017 and the subsequent 
minutes from that meeting, and in which the writer of the Report voiced various concerns.  
The Report stated that the ‘pods’ would be for the use of single vulnerable homeless 
people, and then gave a definition of vulnerable The Report gave a definition of vulnerable 
people which included the following” "in reality, the vast majority of single vulnerable 
people are people with serious mental health problems, which can include schizophrenia, 
psychosis and, bipolar disorder”. The Report went on further to state “that the 'pods' would 
accommodate "people with mental health problems and other disabilities, which could 
include pregnant women".

 When the Clerk asked the Planning Officer if he could give her the definition of a 
Vulnerable Person in relation to this application, she was told the were “Vulnerable 
because they were homeless and nothing more” – this is obviously different to the 
definition given in the Report to Cabinet above.

 Member of the Parish Council are very concerned for the safety of the Residents of Norway 
House, the Staff and Local People, especially if there are going to be people placed in the 
pods who have mental health issues, and there is inadequate safety and staffing. Concern 
has been highlighted regarding the pods having a shared kitchen area between people 
who may have mental health issues, would this be appropriate, The Report to Cabinet had 
comments from staff at Norway House who advised they were concerned regarding 



staffing and safety. £5000, does not seem an adequate amount of money for Security, 
even if this was simply for CCTV.  Whilst these may not be Planning Matters they are Moral 
Matters. 

 The Report to Cabinet also stated that the Planning Officers advised that they did not want 
to see the application for the Pods placed on the “Drying Area”, in fact they wanted that 
area disregarded. 
The Parish Council advises that they agree with this statement from the Planning Officers, 
as this area is in Compartment K of the Roughtalleys Wood Nature Reserve and would like 
to see a written Report as to why this has changed and what justification there is for this 
change from the original Report.

The Parish Council has been advised that a Listed Building Application is not necessary, however 
we have now viewed the comments of the Listed Building Officer and we feel by sighting the Pods 
so close to the setting of this Listed Building it is aesthetically inappropriate. 

Comments on the views of the Parish Council 

The majority of the comments received from the Parish Council are not material planning 
considerations. Firstly this application was the subject of a pre application with Council Officers, 
including the Senior Conservation Officer. Whilst it is not material to its merits, the submitted 
application differs from the original scheme mentioned in the Cabinet report due to the advice 
received from professional Officers. Given that the Council undertook a pre application from 
Planning Officers, the original scheme was always subject to alterations. 

The definition of a vulnerable person is again, not relevant to this application. The Council is the 
applicant for this proposal and the main building is currently used as a hostel for sheltering 
homeless people. In any event however, these people are vulnerable and may have other issues 
associated with being homeless. 

Concern has also been raised about the safety of residents of Norway House due to the potential 
housing of people with mental health issues. This again, is not relevant to the merits of this 
application and would be a matter for the management of Norway House. 

The last point raised by the Parish Council is in truth, the only matter raised which is relevant to 
the merits of this proposal and is considered further in this report. 

Issues and considerations

The main issues to consider when assessing this application are the potential impacts on the 
setting of the adjacent Listed Building, tree and landscape issues, ecology, land drainage and any 
other material planning considerations.

Principle of the proposal

The applicant seeks these modular buildings for the housing of homeless people. Norway House 
is currently used as a shelter for vulnerable people and within this context, further structures to be 
used for the same purposes on the same site is an acceptable notion in principle. 

Clarification has been sought by Officers regarding the level of need for this type of 
accommodation in Epping Forest. At the time of writing this report, this has not been received, 
however will be verbally addressed by the presenting officer at Committee. It is assumed in any 



case that the Council would not be considering providing this accommodation unless there were a 
need.

Setting of the adjacent Listed Building 

Norway House is the former officers’ mess serving North Weald Airfield. Constructed in the 1920s, 
it is now a grade II listed building due to it being one of the primary surviving historic structures of 
the airfield as well as it being a good example of its type. It is now in the ownership of EFDC and is 
used as a hostel for homeless people along with the five chalets to the rear of the site. The 
building is orientated with its rear elevation to the road and a symmetrical front elevation facing the 
rear of the site and Roughtallys Nature Reserve beyond.

Permission is sought on the erection of a pair of two storey accommodation ‘pods’ to provide 
additional temporary accommodation for homeless people. It should be noted that listed building 
consent is not required as the proposals do not involve the alteration of or additions to the listed 
building itself.

The pods are rectangular, modular units and will be arranged one on top of the other with an 
external staircase. The units are bulky and offer very little architectural merit and will appear 
slightly incongruous within the setting of the listed building. However, it is acknowledged that the 
setting of the building has already been compromised by the addition of other buildings (stores and 
chalets) and in being divorced in use from the airfield.

Following pre-application advice, it is proposed to site the pods to the south-west of Norway House 
behind an existing store and on an existing hardstanding (the drying area). In this position the 
pods will be partially screened from the road by the existing store and are located behind the line 
of the listed building’s primary elevation, slightly minimising their impact on the setting of the 
building. The pods will be viewed in context with the existing buildings and their visual impact 
lessened.

The proposed colour (blue grey RAL 7031) is an innocuous colour which should blend in 
reasonably well with the surroundings. Light colours to match the existing store or red-orange 
colours to match the brickwork of Norway House are considered to be inappropriate as they will be 
too conspicuous so a darker tone is supported.

On balance, it is considered that the harm caused (“less than substantial harm” as per the NPPF) 
to the setting of the listed building in cluttering the site with further incongruous features of little 
aesthetic merit is outweighed by the public benefits arising from providing additional 
accommodation for homeless people, as per paragraph 134 of the NPPF.
 
Tree and landscape issues

The Tree and Landscape team consider that the proposal could be achieved without causing harm 
to the adjacent area of tree projection to the south. A condition can be imposed on the consent to 
ensure that these trees are protected, in accordance with the submitted tree protection plan. 

Ecology 

The Ecology Team consider that the proposal will not have an adverse impact on the Roughtalley 
Local Nature Reserve subject to a construction method statement ensuring its protection. This can 
be secured through an appropriate planning condition.  



Land drainage

The Land Drainage Team consider that the proposal is acceptable in principle but further details 
on surface water drainage are required. These details can be secured through the use of planning 
conditions. 

Conclusion

The proposal will create a public benefit by providing shelter for vulnerable homeless people which 
outweighs the less than substantial harm to the setting of the adjacent Listed Building. The 
proposal complies with all other aspects of the Development Plan subject to conditions. It is 
therefore recommended that planning permission is 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: James Rogers
Direct Line Telephone Number: 01992 564 371

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


