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Report Item No: 1

APPLICATION No: EPF/1608/17

SITE ADDRESS: Forest Place
Roebuck Lane
Buckhurst Hill
Essex
IG9 5QL

PARISH: Buckhurst Hill

WARD: Buckhurst Hill West

APPLICANT: Mr J PATEL

DESCRIPTION OF 
PROPOSAL:

Application for variation of condition 2 'plan numbers' on planning 
application EPF/1957/15 (Demolition of 2 storey building fronting 
Roebuck Lane, single storey detached building and detached 
house adjoining boundary with Linders Field Nature Reserve. 
Redevelopment comprising a 2.5, 3 and 4 storey development with 
basement to create 125 new care units at the application site, 
together with ancillary medical and recreational facilities and single 
storey courtyard development. Retention of existing 40 bed facility 
in Maple Unit. Creation of 57 parking spaces including two level car 
parking for 40 vehicles in north eastern of site and 17 spaces 
within redesigned frontage area adjacent to Roebuck Lane). 
AMENDMENTS PROPOSED: erection of bridge link from rear car 
park to adjacent building; erection of porch; alterations to bin store; 
alterations to elevation details; alteration to frontage parking area 
layout and accesses.

RECOMMENDED 
DECISION:

Grant Permission (Subject to Legal Agreement)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=595716

CONDITIONS 

1 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: 

FHY 02
FHY_213 rev E
FHY_217
FHY_218
FHY_219
FHY_220
FHY_221
FHY_222
FHY_223
FHY_224
FHY_225

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=595716


FHY_226
FHY_227
FHY_228
FHY_229 rev B
FHY_230
FHY_231 rev B
FHY 232
FHY_233 rev B
FHY_234 rev B
FHY_237
FHY_238 rev B
101264 FP-HLN-A 1026-NB-XX- C
101264 FP-HLN-A 2000-NB-XX- CE
101264 FP-HLN-A 2001-NB-XX- CE
101264 FP-HLN-A 2002-NB-XX- CE
101264 FP-HLN-A 5009-NB-B- CC
101264 FP-HLN-A 5010 -NB-00- CC
101264 FP-HLN-A 5011-NB-01- CC
101264 FP-HLN-A 5012-NB-02- CC
101264 FP-HLN-A 5013-NB-03- CC
LC-2523-02

2 The development shall be implemented in accordance with the details of external 
finishes approved under permission EPF/1706/16, unless otherwise agreed in 
writing by the Local Planning Authority.

3 The development hereby approved shall be completed in accordance with the 
recommendations of the Phase 2 investigation report approved under permission 
EPF/0165/17.

4 No further construction work 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]

5 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.  

6 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.  

7 The measures specified in the flood risk assessment and management and 
maintenance plan approved under permission EPF/1678/16 shall be carried out prior 
to the substantial completion of the development and thereafter shall be maintained 
in accordance with the approved management and maintenance plan.

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 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.

9 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 Tracy Clarke ‘revised tree protection plan’ drawing number TCTC-11017-
PL-02 dated March 2018.

10 Within 3 months of the date of this consent. full details of both hard and soft 
landscape works (including tree planting) and implementation programme (linkedto 
the development schedule) have been submitted to an approved in writing by the 
Local Planning Authority. These works shall be carried out as approved. The hard 
landscaping details shall include, as appropriate, and in addition to details of existing 
features to be retained: proposed finished levels or contours; means of enclosure; 
car parking layouts; other minor artefacts and structures, including signs and lighting 
and functional services above and below ground. The details of soft landscape 
works shall include plans for planting or establishment by any means and full written 
specifications and schedules of plants, including species, plant sizes and proposed 
numbers /densities where appropriate. If within a period of five years from the date 
of the planting or establishment of any tree, or shrub or plant, that tree, shrub, or 
plant or any replacement is removed, uprooted or destroyed or dies or becomes 
seriously damaged or defective another tree or shrub, or plant of the same species 
and size as that originally planted shall be planted at the same place, unless the 



Local Planning Authority gives its written consent to any variation.

11 Prior to the first occupation of the development the access arrangements shall be 
fully implemented, as shown in principle on drawing no.FHY_213 Rev E, and shall 
include the full reinstatement of the existing layby to a footway and the removal and 
reinstatement of the redundant vehicular access.

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

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

14 The development hereby approved shall be carried out in accordance with the 
construction method statement approved under permission EPF/1173/16.

15 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.

16 The nursing home shall be operated in accordance with the Travel Plan approved 
under permission EPF/1678/16 unless otherwise agreed in writing by the Local 
Planning Authority.

Subject to the completion, within 6 months, of an agreement under S106 of the Town and 
Country Planning Act 1990 in respect of a contribution of £3000 towards monitoring the 
implementation of a Travel Plan and £41,634 towards early years education and child care 
provision.

This application is before this Committee since it is an application for major commercial and other 
developments, (e.g. developments of significant scale and/or wide concern) and is recommended 
for approval (Pursuant to The Constitution, Part Three:  Planning Services – Delegation of Council 
functions, Schedule 1, Appendix A.(c)) and 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:  Planning Services – 
Delegation of Council functions, Schedule 1, Appendix A.(f).)



Description of Site:

The application site previously accommodated a 106 room nursing home on a 0.77 hectare site 
situated on the east side of Roebuck Lane opposite a green at the junction of Roebuck Lane with 
Russell Road.  It is presently being developed to provide a total of 165 care units achieved by way 
of demolition of buildings containing all but 40 of the original units and erecting buildings to provide 
125 units.  The development also includes new parking areas, including a split level car park 
towards the rear of the site, together with alterations to access arrangements.  The development 
was approved on 26 February 2016 following completion of a S106 agreement securing financial 
contributions towards early years education and child care provision and monitoring the 
implementation of a Travel Plan.

To the south and west are houses and their gardens.  To the east is Linders Field, a nature 
reserve and to the north is a footpath linking Roebuck Lane with the nature reserve.  Beyond the 
footpath is the very large garden of 1 Powell Road.  That garden together with Linders Field is in 
the Green Belt.  The site and other land in the locality are outside of the Green Belt.

Levels across the site fall to the south and east.  The northern part of the site is at a lower level 
than the highway.  The change in levels across the site continue beyond it such that Linders Field 
and houses at Little Plucketts Way to the south are at somewhat lower level while the green west 
of the site and the garden of 1 Powell Road are at higher level.

Significant trees in terms of their contribution to visual amenity are situated on northern part of the 
site frontage with Roebuck Lane, the south east corner of the site, the eastern end of the northern 
site boundary and along the eastern site boundary with Linders Field.  The garden of the nursing 
home also contains a significant tree.  The latter tree together with that in the south east corner 
and two on the northern part of the site frontage with Roebuck Lane are protected by a Tree 
Preservation Order.

Description of Proposal: 

This application is for a scheme to amend the previously approved development, which was 
commenced.  The amendments proposed are the erection of bridge link/porch from the rear split 
level car park to adjacent building; alterations to elevation details; alteration to frontage parking 
area layout and accesses, provision of an accessway adjacent to the southern site boundary 
linking the rear of the site to Roebuck Lane, erection of fencing/privacy screens on the southern 
and eastern site boundaries, erection of a single-storey summerhouse/store building in the south 
eastern part of the site, alterations to bin store and provision of two small meter buildings adjacent 
to Roebuck Lane.  A revised landscaping scheme and arboricultural report is submitted with the 
application.

The bridge link/porch would connect the upper ground level of the split level car park to the 
retained and proposed buildings where they meet each other.  It would pass over the access to the 
lower ground level of the car park.  The porch component would be single-storey with a gabled 
roof and entirely glazed external walls.  The porch would be visible through planting on the 
boundary with the footpath providing access to Linders Field

The alterations to the elevations of the proposed building that face into the centre of the site are 
primarily alterations to dormer windows, removal of Juliet balconies, enlargement of a gable 
feature and alterations where the building meets the retained building to facilitate provision of a lift 
and accommodation of plant.  The latter would create a flat roofed area enclosed by safety 
railings.  Those alterations at roof level and similar changes to gable features and dormers would 
be visible through planting on the boundary with the footpath providing access to Linders Field.  
They would not be evident when seen from Roebuck Lane.



When viewed from Roebuck Lane, the proposal building would be reduced in width to give a 
greater degree of separation from the site boundary with 41 Roebuck Lane and gable features 
together with dormers repositioned a corresponding distance further away.  Minor changes to the 
roof height, reducing part of it nearer 41 Roebuck Lane approximately 1m and similar raising of 
some parts further away in connection with changes to gable features in the north elevation are 
also proposed.  Alterations to the roof form visible from within the site would not be apparent in 
Roebuck Lane elevation.

Changes are proposed to access arrangements to the car park fronting Roebuck Lane.  They 
comprise of deleting the access nearest 41 Roebuck Lane and providing an alternative at the 
approximate centre of the parking area.  Two parking spaces nearest the preserved trees on the 
Roebuck Lane frontage are deleted and small meter buildings erected in their place. Overall there 
would be a loss of three parking spaces from this parking area.  To form the revised parking area, 
a retaining wall that also serves as a boundary wall has been constructed on the site boundary 
with 41 Roebuck Lane.

An accessway is proposed adjacent to the southern site boundary with the rear /side garden of 41 
Roebuck Lane and the rear gardens of 18 to 21 Little Plucketts Way.  It would link the southern 
part of the site to a split level car park previously approved at the northern part of the site.  The 
accessway has been constructed and links the front of the site to the rear via a shallower gradient 
than the adjacent land at the application site, which would be used as communal garden.  As a 
consequence the accessway is raised above that garden area.  In connection with the accessway, 
a privacy screen of close-boarded fencing has been erected on the site boundary with the rear 
gardens of neighbouring properties on Little Plucketts Way and Roebuck Lane.  The height of the 
screen follows the gradient of the accessway and tree planting has been carried out on land 
between the accessway and screen.

A summerhouse constructed in the south-eastern part of the site also forms part of the proposal.  It 
has a ground area of 4.1m by 12.3m and is 3.3m high at its ridge.  It is situated well away from the 
site boundaries and a preserved tree in the south east corner of the site.

Relevant History:

EPF/0449/87 Alterations, extensions and change of use to provide elderly persons home.
Approved

EPF/2144/04 Erection of roof extension to Nightingale Unit, and two single storey infill extensions. 
Creation of additional parking spaces. Approved

EPF/1957/15 Demolition of 2 storey building fronting Roebuck Lane, single storey detached 
building and detached house adjoining boundary with Linders Field Nature Reserve. 
Redevelopment comprising a 2.5, 3 and 4 storey development with basement to 
create 125 new care units at the application site, together with ancillary medical and 
recreational facilities and single storey courtyard development. Retention of existing 
40 bed facility in Maple Unit. Creation of 57 parking spaces including two level car 
parking for 40 vehicles in north eastern corner of site and 17 spaces within 
redesigned frontage area adjacent to Roebuck Lane.

Policies Applied:

Adopted Local Plan

CP2 Quality of Rural and Built Environment
CP3 New Development
CP6 Achieving Sustainable Urban development Patterns
CP7 Urban Form and Quality
CP7A Conspicuous Development



NC2 County Wildlife Sites
NC4 Protection of Established Habitat
DBE1 Design of New Buildings
DBE2 Effect on Neighbouring Properties
DBE3 Design in Urban Areas
DBE6 Car Parking in New Development
DBE8 Private Amenity Space
DBE9 Loss of Amenity
LL10 Adequacy of Provision for Landscape Retention
LL11 Landscaping Schemes
ST4 Road Safety
ST6 Vehicle Parking

NPPF:

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

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 5 Green and Blue Infrastructure
DM 9 High Quality Design
DM 11 Waste Recycling Facilities on New Development

Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted. 17
Site notice posted. Yes
Responses received:

The proposal was amended in the course of consideration, especially to works to the southern part 
of the site adjacent to properties on Little Plucketts Lane.  Re-consultation on the application was 
carried out and objections to the proposal were received from the occupants of 3 neighbouring 
properties.  The grounds of objection are summarised as follows:

19 LITTLE PLUCKETTS WAY, BUCKHURST HILL

 19 Little Plucketts Way is not highlighted on any of the plans (our property sits between No: 
18 and No:20 Little Plucketts Way, which are marked on the plans) and many of the 
proposed building works back onto our property and will considerably affect our privacy 
rights and well-being, human/residential rights.

 The summer house is a very large out building clearly seen from our rear garden and 
causes harm to outlook.

 The summerhouse is likely to result in increased noise levels due to a constant flow of 



staff/residents/guests. 
 A shed erected adjacent to our back garden on higher ground detracts from our visual 

amenities (the shed has subsequently been deleted from the proposal)
 The access road constructed is significantly higher than the path previously shown and 

excessive overlooking from it arises from it.
 Use of the accessway by motor vehicles causes disturbance.
 Privacy fencing constructed should not have been necessary and is only required to 

mitigate harm from the unauthorised accessway.

20 LITTLE PLUCKETTS WAY, BUCKHURST HILL

I object in the strongest terms to the impact the raised roadway has had on my privacy and the 
quiet ambiance to the rear of my property as a result of people walking by and vehicular traffic on 
a regular 24/7 basis. I would request that Mr Patel’s application is denied and he be instructed to 
remove the road way and reduce it to a pathway as on the original site plans (Drawing Number 
LC2523-01)

41 ROEBUCK LANE, BUCKHURST HILL

 The access road presently results in noise and disturbance from vehicles using it.  Once 
completed the access road will result in a through road to the northern part of the site and 
back to Roebuck Lane with the consequence that the numbers of vehicles using it will 
greatly increase.  The impact of the road is exacerbated by its elevated position in relation 
to levels at 41 Roebuck Lane.

 Concern raised in relation to the siting of a bin store adjacent my property which is likely to 
result in vermin, smells and noise.  (The bin store adjacent to 41 Roebuck Lane has 
subsequently been deleted from the proposal)

BUCKHURST HILL PARISH COUNCIL: No objection (to the revised proposal).

Main Issues and Considerations:

The proposal is for a number of changes that are minor in the context of the overall approved 
development but would nonetheless be apparent.  The main issues raised by the proposal are the 
consequence for the character and appearance of the locality, consequence for living conditions of 
neighbouring properties and the consequence for preserved trees.  The alterations to access 
arrangements and the parking area are acceptable in terms of highway safety and demand for on-
street parking.  As with the approved development, the proposal would achieve a significant 
increase in the amount of off-street parking provision in relation to staff numbers and care rooms.

The determination of this application has been delayed while Officers worked with the applicant to 
secure amendments to the proposal that safeguarded both the living conditions of neighbours and 
contribution to amenity made by preserved trees at the application site.

Character and appearance:

As described in the description of the proposal, the amended development would retain a 
traditional appearance with the higher part of the building in the north west corner opposite the 
green.  Alterations to the detailed design of the building would not significantly alter its appearance 
therefore the building would complement the domestic character of the locality.  In relation to its 
scale and height, the proposal is also not significantly different to that approved, making full use of 
the natural changes in levels across and beyond the site to ensure the building complements the 
character of the locality.



The following assessment of the approved building remains applicable to the amended building:

At its highest point the adjacent level of Roebuck Lane is such that the lower ground floor of the 
building would not be visible and that a significant part of the ground floor would be below the level 
of the carriageway.  Its height in relation to the road at that point would therefore be akin to a 3 ½ 
storey building.  Furthermore, that part of the building would look onto a green that is significantly 
higher than road level and the top floor would be designed to appear within the roof space.  That 
serves to considerably soften the visual impact of the highest part of the building.

The new building would not intrude into views from Linders Field, but would be seen from the 
footpath leading to it.  The visual impact of the building on the footpath would be mitigated by the 
distance separating it from the footpath, between 6.5m and 10m, and the retention of trees along 
side it that would break up the appearance of the building.

Wherever the building would be seen from good use of contrasting materials and inclusion of 
upper floors within the roof space together with sensitive detailed design would serve to effectively 
break up its visual bulk and give it a domestic appearance.  Distances generally from Roebuck 
Lane are more than 12m while the building would be set well away from the nearest neighbouring 
house on Roebuck Lane, no. 41.  Consequently the visual relationship of the building to no. 41 and 
the street would be appropriate and certainly not over-dominant.

It is therefore concluded the building will have an acceptable appearance that is not significantly 
different to that originally approved.

All other works, including the erection of a summerhouse and accessway adjacent to the southern 
site boundary together with privacy screening are of no consequence for the character and 
appearance of the locality since they cannot be seen from any public area.  A boundary wall on the 
site boundary with the front garden of 41 Roebuck Lane is visible but would not appear out of 
place.

Living conditions:

The proposed building and parking areas would not have a materially different impact to the 
approved building on the living conditions of neighbours.  The main impacts arise from works in 
the southern part of the site.

Most contentious is the accessway constructed adjacent to the southern site boundary which is at 
higher level for much of its length.  The difference in levels is a consequence of the accessway 
bridging a sharp change in original land levels between Roebuck Land and the rear of the site.  
The accessway is therefore significantly elevated in relation to rear garden levels at 41 Roebuck 
Lane, 19, 20 and 21 Little Plucketts Way.  The degree of change in levels varies but is not more 
than 1m.  That is verified by subsequent survey information submitted by the applicant that is 
consistent with the degree of change noted at inspections.

The access way is required for operational reasons and would link through to the northern side of 
the retained care home building to a split level car park structure previously approved.  The car 
park would be accessed from Roebuck Lane.  Submitted plans indicate a gate across the access 
way adjacent to the eastern flank of the retained care home building.

When originally constructed the accessway did cause excessive overlooking into the rear gardens 
of 19 to 21 Little Plucketts Way and 41 Roebuck Lane, with no. 20 Little Plucketts Way being most 
severely affected.  The applicant has mitigated the harm by erecting close boarded fencing 
adjacent to the site boundaries and planting trees between the access way and fence.  The 
fencing is erected to a height of approximately 2m above the level of the accessway.  This serves 
as a privacy screen and was provided following communication between the applicant’s agent and 



the occupants of the affected houses.  Inspections of the site following implementation of 
mitigation measures confirm the mitigation is effective in safeguarding the privacy of all affected 
neighbours.

Due to natural level differences between the site and adjacent rear gardens the fencing appears 
up to 3m high when seen from the gardens. Since the screening is to the very rear part of back 
gardens that are approximately 20m in length it does not appear excessively overbearing.

It is envisaged the access way would be used occasionally ambulances in the event of emergency 
and by maintenance vehicles.  The amount of vehicles using the access way once construction is 
complete would in fact be negligible.  Emergency access by ambulances would be rare since 
patients can normally be reached by medical staff through the main building.  There is no evident 
need for maintenance vehicles to access the site boundary.  

While there is potential for the access way to form part of a through route around the site, in 
practice such use would be inconvenient since the route through the approved car park would be 
restricted in height and require at least two 90 degree turns within the lower level of the car park.  
Furthermore, there would be a gate across it that would also have to be negotiated.  The gate can 
be secured by way of a condition.

In relation to the summerhouse, that is set approximately 8m from the nearest rear gardens with a 
maximum height of 3.3m.  The visual impact of the outbuilding is mitigated by it’s limited height 
and degree of separation from rear gardens.  It would be difficult to maintain that the use of the 
summerhouse in connection with a care home is likely to result in excessive noise and disturbance 
for neighbours.

As stated above, a shed originally proposed in the south eastern corner of the application site 
together with bin stores adjacent to 41 Roebuck Lane are now deleted from the proposal.

On the matter of impact on living conditions, it is concluded the proposal would safeguard those of 
all neighbouring dwellings and would certainly not cause any excessive harm.

Trees and landscaping:

The Council’s tree and Landscape Officer has had ongoing discussions with the applicant and 
arboriculturalists / landscape architects employed by the applicant.  In particular, they were able to 
resolve objections in relation to works in the vicinity of three preserved trees on site and secure 
remedial proposals that would complement other necessary works for the development.  In 
particular, works to levels adjacent to the preserved tree in the south east corner of the site are to 
be modified in accordance with arboricultural advice.  The Council’s Tree and Landscape Officer 
now raises no objection to the proposal subject to the imposition of suitable conditions in respect 
of landscaping and tree protection.  That is justified as follows:

“Tree protection information has now been provided in respect of the proposed development – 
which are now well underway. However, given the fact that some of these trees are now legally 
protected by a Tree Preservation Order, on going Arboricultural supervision will be necessary. 
Information on this has been included within the recently received, and updated, Arb reports which 
allows us to specifically condition tree protection.

Although a landscaping scheme has been provided, and is acceptable in terms of where planting 
is to take place, it lacks sufficient detail to allow us to condition the submitted plan. Eg details of 
what trees are to be planted where, density details for proposed hedging, details of the green wall 
and planting of it etc. The soft areas highlighted as ‘unaffected by the proposal’, have been 
affected by the proposal, and will require remediation and planting. Also hard landscaping 
information in respect of, for example the steel planter to the frontage is required, etc. We have 



therefore included our standard landscaping condition, amended to take into account the fact that 
development works have commenced.”

Provision for Education:

In connection with the approved development Essex County Council advised they seek £41,634 to 
fund a need for 3 additional places of early years education and child care provision within the 
ward.  Officers report on the original application stated:

“They calculate the need arising from the increased employment generated.  The matter of a 
contribution for early years education and child care provision in the locality is the subject of 
discussion with the Applicant who informally questions whether the proposal actually generate a 
need to meet such provision in connection with a care home for the elderly.  The outcome of that 
discussion will be reported verbally to the Committee.  However, Officers recognise the proposal 
will provide the benefit of increased residential care for the elderly in the context of an aging 
population in the locality, and that it will generate significant local employment.  In the 
circumstances, should the Applicant decline to make the requested contribution Officers do not 
consider that should be a sole reason for refusing planning permission.”

In the event, the applicant completed a S106 agreement with the Council to secure the 
contribution prior to the use of the new buildings commencing.  There has been no change in 
circumstances since that decision therefore the obligation is still required.  Should members 
resolve to grant consent it will be necessary to secure the same obligation in connection with this 
application.

Other matters:

It remains necessary to secure a contribution £3000 towards monitoring the implementation of a 
Travel Plan, as previously secured through a S106 agreement

Conclusion:

The alterations to the building are minor and, although material, would safeguard the quality of its 
design and as a consequence the building would not have a significantly different impact on the 
street scene to the approved building.  All other works would not be readily visible from outside of 
the application site.  It is therefore concluded the proposal would safeguard the character and 
appearance of the locality.

The potentially harmful impact of the accessway and other works carried out in the vicinity of 
preserved trees has been addressed in revisions to the proposal.  In particular, the potential for 
excessive overlooking from the accessway is now properly mitigated and works to levels adjacent 
to the preserved tree in the south east corner of the site are to be modified in accordance with 
arboricultural advice.  For those reasons it is concluded the proposal as amended would safeguard 
the living conditions of neighbours and the amenity value of preserved trees.

Accordingly, the proposal is acceptable and complies with relevant planning policy.  It is 
recommended that planning permission be granted subject to suitable conditions and the 
completion of a S106 agreement in respect of monitoring the implementation of a Travel Plan and 
of early years education and child care provision.



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

Planning Application Case Officer: Stephan Solon
Direct Line Telephone Number: 01992 564018

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

APPLICATION No: EPF/2885/17

SITE ADDRESS: 39 Traps Hill
Loughton
Essex
IG10 1SZ

PARISH: Loughton

WARD: Loughton St Marys

APPLICANT: Mr Udy Agarwal

DESCRIPTION OF 
PROPOSAL:

Demolition of existing house and replace with 2 new houses.

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=601614

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: 
17-034:
3G2-40 rev05 Proposed Block Plan
3G2-100 rev08 Proposed Ground Floor Plan
3G2-101 rev05 Proposed 39A Floor Plans
3G2-102 rev05 Proposed 39B Floor Plans
3G3-100 rev06 Proposed Front & Rear Context Elevations
3G3-101 rev04 Proposed 39A Elevations
3G3-102 rev04 Proposed 39B Elevations
3G4-100 rev06 Proposed Sections
3G2-10 rev03 Site Location Plan
3E2-50 rev02 Existing Ground Floor Plan
3E3-50 rev02 Existing Front and Rear Context Elevations
3E3-51 rev01 Existing Elevations

Swept Path Analysis Private Car 1802031- TK01 by Motion

Aboricultural Report  by Tim Moya Associates  dated Oct 2017 reference 220516-
PD-11a

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=601614


3 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) and 
implementation programme (linked to the development schedule) have been 
submitted to 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.

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

5 All material excavated from the below ground works hereby approved shall be 
removed from the site unless otherwise agreed in writing by the Local Planning 
Authority.

6 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.

7 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.



8 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.

9 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.

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

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

12 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 Prior to first occupation of the development hereby approved, the proposed window 
opening within the upper floors of the eastern flank wall of unit 39A Traps Hill and 
within the upper floors of the western flank wall of unit 39B Traps Hill 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.

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



15 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.

16 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.

17 An electric vehicle charging point shall be provided for each of the approved 
dwellings prior to first occupation 

18 Prior to first occupation measures shall be incorporated within the development to 
ensure a water efficiency standard of 110 litres (or less) per person per day.

19 Prior to first occupation of the dwellings hereby approved measures to improve the 
ecological value of the site shall be implemented in accordance with details that 
have been submitted to and agreed in writing by the Local Planning Authority.

And subject to the completion, within 6 months, of a S106 Legal agreement to secure 
appropriate financial contributions for the management and monitoring of visitors to the 
Epping Forest Special Area of Conservation.

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

Description of Site:

The application site is roughly rectangular in shape and covers an area of 0.1747 hectares.  It is 
situated on the southern side of Trap’s Hill.  It is occupied by a detached dwelling with a drive to 
the front and a rear garden of approximately 50m in depth.  Land levels fall from west to east and 
to the south.

There is considerable landscaping around the application site and on neighbouring land.  The 
character of the surrounding area is predominately made up of similarly large detached properties 
within spacious grounds.

The site is within the built up area of Loughton. The site is not listed nor within a conservation 
area.  Two preserved trees are situated in the front garden adjacent to Traps Hill.



Description of Proposal: 

Permission is sought for the demolition of the existing house and replacement with two, 5 
bedroomed houses. 

The dwellings each measure 14.1m deep plus an additional 6.8m single storey rear projection and 
2m deep porch. They are 8.9m wide and have a maximum height of 10.15m.

Materials include plain tiles for the roof, hanging plain tiles, brick, render and timber cladding for 
the walls, timber doors and powder coated aluminium windows.  

The existing eastern access will remain the same and the existing western access will be widened.

2 car parking spaces are provided within the front forecourt of each proposed house.

A number of amendments have made by the agent after the initial submission of the application in 
order to overcome officer concerns and to ensure that the proposal better reflect the distinctive 
character of the surrounding location within which it is situated. 

The amendments include:-

Repositioning both houses further towards the road, by 2.5m for the lower house, bringing it in line 
with no. 35 at the rear.

Repositioning both buildings such that each is sited at least 1.6m from the application site side 
boundaries.

The Upper house (39B) has been moved 1m west, and the lower house (39A) moved 300mm 
west, away from the boundary with no.41 Traps Hill. This creates a clear gap between the upper 
floors of the house and the eastern boundary to no. 41 of between 2.1m – 1.8m.  A 2.0m clear gap 
is maintained between both proposed houses (39A & 39B).

Both houses ground floor levels have been lowered by 500mm to reduce the overall height of the 
buildings and improve the relationship of the rear ground floors to the existing garden levels. 
Raised rear terraces have been removed as a consequence.

 The rear ground floor projections have been reduced in height by 800mm.

 The main ridge and eaves heights have been lowered by 1m.

Relevant History:

EPF/1838/11 This application proposed substantial extensions to the including a two storey side 
and rear extensions, roof extensions, a conservatory and a two storey front 
extension.  Refused.  In summary, the grounds of refusal were 

1. Harm to the living conditions of 41 Traps Hill by reason of appearing excessively 
overbearing.  

2. Harm to the character and appearance of the locality by reason of relatively 
cramped relationship to site boundaries at upper level and disproportionate size 
in relation to 39 Traps Hill.  

3. Potential harm to trees since no tree impact assessment was submitted.



EPF/0378/12 Side and rear extensions, internal alterations and construction of garage/fitness 
room. (Revised Application) Approved

EPF/1935/14 Erection of an outbuilding within rear garden and hard surfaced games area 
enclosed by 3m high fencing.  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
DBE9 Neighbouring Amenity
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.

Draft Local Plan:

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
SP2 - Spatial Development Strategy 2011-2033
H1 - Housing Mix and Accommodation Types
T1 - Sustainable Transport Choices
T2 - Safeguarding of Routes and Facilities
DM1 - Habitat Protection and Improving Biodiversity
DM2 Epping Forest SAC and the Lee Valley SPA
DM9 - High Quality Design
DM10 - Housing Design and Quality
DM11 -  Waste Recycling Facilities on New Development



DM15 -  Managing and Reducing Flood Risk
DM16 -  Sustainable Drainage Systems
DM17 - Protecting and Enhancing Watercourses and Flood Defences
DM18 - On Site Management of Waste Water and Water Supply
DM19 - Sustainable Water Use
DM20 - Low Carbon and Renewable Energy
DM21 - Local Environmental Impacts, Pollution and Land Contamination
DM22 Air Quality
P2 - Loughton
D7 - Monitoring and Enforcement

Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted: 8
Site notice posted:  Yes.
Responses received:  

34 TRAPS HILL: OBJECT: The houses are too high and out of character with the rest of the road.

35 TRAPS HILL: OBJECT: Overdevelopment, Overshadowing and loss of property value. 
Proposal will set unwanted precedent for street.  Applicant has no rights over our driveway.

41 TRAPS HILL – OBJECT:  Loss of light, overbearing and out of character with the surrounding 
area. Proposal will result in the loss of established street profile.  Precedent for refusal set by 
application refused under reference EPF/1838/11 relating to this site. Due to age spend a large 
proportion of time at home.  Proposal will set an unwanted precedent for whole street.  Revised 
plans do not address these concerns.

LOUGHTON RESIDENTS ASSOCIATION (PLANS GROUP) - OBJECT: 

After reviewing revised plans, we still object to this application for the following reasons.

 Traps Hill is characterised by large houses with large gardens on standard or larger-sized 
plots.

 This application would produce an out-of-character effect by cramming two houses onto a 
single standard plot; the houses are of an extremely odd design in order to cram them onto 
the plot.

 From the Block Plan, the houses also appear to be very close together (the front street view 
doesn’t seem to show this correctly).

 Incidentally, what is to happen to the tennis court at the rear of the site, which would appear 
from the Block Plan to be isolated with no means of access? 

However, if the District Council is minded to approve the application, we ask for conditions as 
follows:

 to provide suitable landscaping 
 to restrict demolition and building work hours to the Council’s usual standard hours
 to require wheel-washing equipment on-site.



LOUGHTON TOWN COUNCIL:  OBJECT: 

Comments after reviewing revised plans on 29 January 2018.  A member of the public with an 
interest in this application addressed the meeting.  Members NOTED that the roofing profile had 
been improved, but considered the proposal remained excessive in depth.

The Committee reiterated it previous comments which were:

The Committee OBJECTED to this application on the grounds that it was too bulky and 
overbearing and would be out of keeping with the street scene.  The proposal which was 
considered excessive in depth would cause loss of amenity to the neighbour at no 41 by 
overshadowing and cause a considerable reduction in outlook from rooms in the rear of no 41. 
This was contrary to policies CP7 and DBE9 of the Epping Forest District Council’s adopted Local 
Plan and Alterations.

Members drew the Planning Authority’s attention to the Tree and Landscaping Department’s 
report; and also the reasons cited for the refusal of the previous application for this location, 
EPF/1838/11, which remained highly relevant to this proposal.

Original comments: On the grounds that it was too bulky and overbearing and would be out of 
keeping with the streetscene.  The proposal which was considered excessive in depth would 
cause loss of amenity to the neighbour at no 41 by overshadowing and cause a considerable 
reduction in outlook from rooms in the rear of no. 41.  This was contrary to policies CP7 and DBE9 
of the Epping Forest District Council’s adopted Local Plan and Alterations.

Members drew the Planning Authority’s attention to the Tree and Landscaping report; and the 
reasons cited for the refusal of a previous application for this location, EPF/1838/11 which 
remained highly relevant to this proposal.

Main Issues and Considerations:

The issues raised by this proposal are:- 

1. The principle of the development;
2. The impact of the proposal on the character and appearance of the surrounding area; 
3. The impact on existing trees.
4. The impact on the living conditions of neighbouring residential properties; and
5. The quality of accommodation proposed.

Principle 

The site is previously developed land, situated within a sustainable urban location close to local 
services, facilities and public transport and would make more efficient use of this site.  Given that 
92.4% of the District is designated Green Belt the principle of further development within existing 
sustainable settlements outside of the Green Belt is generally considered to be appropriate, 
provided all other policies are complied with.

The proposal has a density of just under 9 units per hectare. It therefore meets the requirements of 
policies CP1, CP3 and H3A of the Local Plan and is consistent with paragraph 47 of the NPPF 
which seeks to boost significantly the supply of housing. (Alongside policies SP1 and H1 of the 
Submission Version of the Local Plan).



Design

Paragraph 58 of the NPPF requires that decisions should ensure that development will add to the 
overall quality of the area as well as respond to the local character, history and reflect the identify 
of local surroundings.

Paragraph 60 of the NPPF requires that “Planning Policies should not attempt to impose 
architectural styles or particular tastes and they should not stifle innovation, originality or initiative 
through unsubstantiated requirements to conform to certain development forms or styles”.

The proposed dwellings follow the established staggered positions of housing along this part of 
Traps Hill.  The height of the dwellings are 0.7m below that which was approved under the lapsed 
permission EPF/0378/12 and 0.2m above the height of the existing house with in this plot.  The 
design of the asymmetrical gabled front elevations reduces the bulk of the proposal when seen 
from the front elevation.  

The flank of the building is set in 1.6m from the site boundary with number 41 at the front elevation 
and 1.8m from the site boundary with number 35 Traps Hill.  Gaps between the flanks of the 
proposed houses to the flanks of 41 and 35 Traps Hill are 4.7m and 8.3m respectively at the front 
elevation.  There is also a gap of 2m between the two proposed buildings.  As a result the 
proposal would preserve the open spatial character of this locality.

The proposed houses have a form which is reflective of the period in which they are proposed to 
be built and include external finishes which reflect those within the surrounding locality.  The agent 
has created 3D CGi views taken directly from the 2D drawings of the consented scheme under 
reference PF/0378/12 and has compared them with the volume of the current scheme.  These 
views demonstrate that the proposed houses will sit broadly within the envelope of the previously 
consented scheme, and does not visually dominate adjoining properties or the wider street scene. 

The width of the each frontage is approximately 12m wide.  It is acknowledged that a number of 
properties surrounding the site have wider frontages, however, that width reflects that of 36 Traps 
Hill, which is opposite the site.  Having regard to the overall low density of the proposal (9 
dwellings per hectare), acceptable detailed design together with the retention of existing mature 
trees at the front of the site it is concluded the revised scheme would complement the character 
and appearance of the locality.  The proposal therefore complies with the requirements of chapter 
7 of the NPPF and policies DBE1 and DBE3 of the Local Plan as well DM9 of the Submission 
Version.

Trees 

During the course of the application, a Tree Report was submitted at Officers request.  It confirms 
that no trees will be required to be removed and subject to further conditions being discharged, the 
proposal will not affect the long term health and stability of existing trees on and adjoining the site.  
A further condition is also recommended which requires further details of good quality soft 
landscaping to ensure that the overall appearance of the proposal blends in with its surroundings.  
It is on this basis that the Tree Officer has no objections to the proposal as it complies with the 
requirements of policies LL10 and LL11 of the Local Plan and DM9 of the Submission Version.

Quality of resulting residential accommodation. 

Both dwellings meet current internal space standards set out in the Essex Design Guidelines and 
policy DM9 of the Submission Version Local Plan.  They also provide acceptable levels of outlook 
and ventilation. Both units meet amenity space standards required by Policy DBE8 of the Local 
Plan. The quality of the proposed accommodation is therefore considered acceptable.



Impact on the living conditions of neighbouring residential properties.

The natural ground level of 35 Traps Hill is lower than that of the application site. However the 
upper floors of the proposed dwelling within Plot 39A do not extend beyond the rear elevation of 
number 35 Traps Hill. The single storey projection extends a further 7m with a height of 3.2m.  The 
gap between the flank wall at the rear elevation of this neighbour and the proposed flank wall of 
the dwelling at 39A is 8m.  That gap together with the fact that the rear projection would be set in 
1.2m from the boundary, existing and proposed natural screening will be maintained along the 
mutual boundary with this neighbour and that 35 Traps Hill has an unusually wide rear garden, 
some 36m at the rear elevation of the house, ensures the proposed development would not 
appear excessively overbearing when seen from 35 Traps Hill..

The upper floors of the proposed dwelling within Plot 39B extend 7.2m beyond the rear elevation 
of number 41 Traps Hill; and there is then an additional 6.8m deep single storey projection.  
However given the low height of the eaves of the main bulk of the building (5.9m); the raised 
position of number 41 in relation to the application site, existing and proposed natural screening on 
the site boundary, together with a separation distance of some 5m between from the flank of the 
proposed dwelling and the flank wall of number 41, it is considered that the proposal will not result 
in excessive loss of light or outlook for the occupiers of this neighbouring property. Furthermore, 
the nearest part of 41 is a former garage, now used as a study, with the main building at 41 
set11m away from the flank of the house proposed at plot 39B.

The upper level flank walls of the proposed houses that are adjacent to the site boundaries would 
contain windows that serve hallways.  It is recommended that these are obscured by condition to 
prevent any overlooking to neighbours.

Balcony areas proposed within the second floor/loft area would be enclosed by the roof structure, 
thereby restricting views to the rear gardens of the application site and rear parts of neighbouring 
gardens.  This is similar to what could be seen if this area was sealed by glazing.  Furthermore the 
existing property has its own open first floor balcony area therefore the proposal would achieve an 
improvement in the living conditions of neighbours.

It is for these reasons considered that there will not be an excessive impact on neighbouring 
amenity in terms of light, outlook, privacy and dominance. The proposal therefore complies with 
the requirements of policy DBE9 of the Local Plan and policy DM9 of the Submission Version.

Impact on Highway Safety

The Highway 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.  That is assisted by each house having sufficient space for cars to turn and leave 
in forward gear, while visibility at the vehicular accesses to the houses is acceptable. The proposal 
therefore complies with the requirements of ST2 of the Local Plan and T1 of the Submission 
Version.

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 and DM21 of the Submission Version.

Land Drainage

The site partially  lies within an Epping Forest District flood risk assessment zone therefore the 
Land Drainage Officer requests that  conditions be imposed requiring approval of a flood risk 



assessment and sustainable surface water drainage details prior to works commencing on the site 
in accordance with policy U3B of the Local Plan and DM16 of the Submission Version.

Epping Forest Special Area of Conservation 

The proposal will create a new residential unit and is within a distance of 3km from the Epping 
Forest SAC, therefore policy DM2 sub criterion (C) of the Submission Version Plan requires that 
any permission would be subject to a financial contribution to pay towards access management 
and monitoring of visitors to the Forest in order to mitigate against the harmful impacts of 
development on the biodiversity within the Forest.  However, at the time of writing this report, the 
exact amount of contribution has not been agreed.  

The applicant has agreed in principle to make this contribution.

Other matters

An existing tennis court at the rear of the site straddles both plots A and B and would be retained. 
This is in order that this facility can be shared by both tenants of the proposed dwellings and is of 
no consequence in planning terms.

The provision of adequate parking and turning provision within the development is made possible 
by the inclusion of a portion of land occupied by residents of 35 Traps Hill. This land lies within the 
red line of the application site.  The applicant has an access right over this land under a legally 
binding covenant. The agent asserts that formal notice was served to the owner of 35 Traps Hill on 
5 April 2018 informing him of the application being submitted.  This date is over 21 days ago and 
an objection has been received from this neighbour in response to the Council’s consultation 
exercise.  It is evident that reasonable steps have been taken to notify the landowner of this 
application prior to a decision being made on the application and that the landowner is aware of 
the proposals, having commented on them.  Should there be any impediment to implementing the 
proposal under property law that would be a matter for the developer to resolve.  It is not a 
material consideration when deciding this planning application.

Impact on property value is also not a material consideration in the determination of this 
application.

Conclusion:

The scale, proportion, siting, massing, height and appearance of the two houses proposed 
respects the setting in which they will be built.  It will not have an excessive adverse impact on 
neighbouring residential amenity and the Highway Authority is satisfied that the proposal will not 
excessively impact highway safety.  Parking provision is appropriate.  All other matters are 
properly addressed in the application and recommended conditions.

The proposal will provide much needed housing which is of a type which meets an existing local 
housing need within an urban location.  Furthermore the site is in a location which is close to 
public transport links and amenities where the efficient use of land is encouraged and it remains 
significantly lower than the 30-50 houses per hectare required by policy H3A.

It is therefore considered that the proposal meets the requirements of sustainable development in 
accordance with policy contained within the NPPF.  Accordingly, 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: Sukhi Dhadwar 
Direct Line Telephone Number: 01992 564597

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/3512/17

SITE ADDRESS: Land to the rear of 33-37 Hillyfields
Loughton
Essex
IG10 2PT

PARISH: Loughton

WARD: Loughton Fairmead

Loughton St Johns

APPLICANT: Mr S Tappenden

DESCRIPTION OF 
PROPOSAL:

Construction of new access with 7 no. three bed houses and 2 no. 
two bed houses and associated parking

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=603953

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: 1714.10 rev C, 1714.11 rev A, 1714.12 rev A and 1714.14

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

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=603953


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

5 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]

6 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]

7 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.  



8 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.  

9 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.
 

10 No construction works above ground level shall take place until  details of boundary 
treatment, including details of retaining walls, have been submitted to and approved 
in writing by the Local Planning Authority.  The development shall be carried out in 
accordance with the approved details.

11 Prior to the commencement of the development, details of external lighting to the 
access road and car parking areas shall be submitted to and approved by the Local 
Planning Authority. The works as agreed shall be fully implemented prior to first 
occupation of the buildings.

12 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.

13 The development shall be carried out strictly in accordance with the flood risk 
assessment (Ingent Consulting Engineers - Flood Risk Assessment, Ref 1709-032, 
October 2017) and drainage strategy submitted with the application unless 
otherwise agreed in writing with the Local Planning Authority.

14 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.

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



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

17 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.

18 Notwithstanding any details approved under condition 12 above, there shall be no 
discharge of surface water onto the Highway.

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

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

21 No additional windows other than those shown on the approved plans shall be 
installed in the side elevation of Unit1 a (as so identified on drawing number 12105-
P002-D) without prior consent from the Local Planning Authority.

22 Prior to first occupation measures shall be incorporated within the development to 
ensure a water efficiency standard of 110 litres (or less) per person per day.

23 An electric vehicle charging point shall be provided for each of the approved 
dwellings prior to first occupation 

24 Prior to first occupation of the dwellings hereby approved measures to improve the 
ecological value of the site shall be implemented in accordance with details that 
have been submitted to and agreed in writing by the Local Planning Authority.



This application is before this Committee since:
-  it is an application for residential development consisting of 5 dwellings or more (unless 

approval of reserved matters only) and is recommended for approval
- it is for a type of development that cannot be determined by Officers if more than four 

objections material to the planning merits of the proposal to be approved are received 
Pursuant to The Constitution, Part Three: Scheme of Delegation, Appendix 3

Members deferred determination of this application at the meeting on 18th April for more 
information in respect of the site access and adjoining land.  Such information has been secured.

Description of Site:

The application relates to a site of around 0.21 hectares accessed by a single vehicle entrance 
from the north side of Hillyfields. The site has recently been cleared of buildings, having previously 
housed a privately owned court of  56 lock-up garages. Prior to demolition and fencing, the site 
was poorly maintained, both in terms of the buildings and the general site condition. 

The site is primarily surrounded by residential properties and there is a separate block of garages 
immediately to the north accessed from England’s Lane and constructed with a significantly higher 
finished ground level; there is no link between the two areas. Otherwise surrounding properties are 
a mix of  two storey houses and three storey flats, particularly on Hillyfields. The site entrance lies 
close to a bus stop. Land at the site and in the surrounding area rises from south to north such that 
a change of existing built levels is clearly visible.

Description of Proposal: 

Previous applications for the site were constrained by the presence of a drain crossing the site. 
The new owners have undertaken more detailed investigations and have satisfied themselves that 
the drain in question is no longer connected and can be removed, allowing development o the 
whole site.

The application therefore proposes two terraces of housing providing a total of nine units. The 
shorter terrace of four dwellings faces south and comprises two mid-terrace three bedroom houses 
(the third bedroom in the roof features a rear dormer) and two end-terrace two bedroom houses 
with hipped roofs. The block sits in the same position as the equivalent part of the previously 
approved scheme. 

The second terrace lies at right angles to the above and comprises 5 x three bedroom dwellings, 
all with rear dormers to form a bedroom; this block has half hipped roofs to the end units. 

All units are provided with private gardens ranging from 50 sq.m to 65 sq. m and all have rear 
access. Refuse and recycling storage is indicated on the frontage of each property.

The parking and turning arrangements are almost identical to the approved scheme. This includes 
a turning head to allow refuse and service vehicle access and 22 parking spaces, increased by 
provision of individual rather than communal bins and other reconfiguration and parking and 
landscaping.

Relevant History:

EPF/0513/16 Proposed demolition of existing garages and erection of 8 no. dwellings (6 x three 
beds and 2 x two beds), with associated access and parking – Refused due to 
impact of a detached dwelling on the east site boundary having a disproportionate 
impact on neighbouring occupiers



EPF2913/16 Revised application as above, proposing seven dwellings (5 x three bed and 2 x 
two bed) - Approved subject to conditions. 

Policies Applied:

Adopted Local Plan:

CP1 Achieving sustainable development objectives
CP2 Quality of rural and built environment
CP7 Urban form and quality
RP4 Contaminated land
RP5A Adverse environmental impacts
H2A Previously developed land
H3A Housing density
DBE1 Design of new buildings
DBE2 Effect on neighbouring properties
DBE3 Design in urban areas
DBE5 Design and layout of new development
DBE8 Private amenity space
DBE9 Loss of amenity
LL11 Landscaping schemes
ST4 Road safety
ST5 Travel plans
ST6 Vehicle parking

NPPF:

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

Draft Local Plan:

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 Natural Environment, Landscape Character and Green Infrastructure
H1 Housing Mix and accommodation types
T1 Sustainable Transport choices
T2 Safeguarding routes and facilities
DM5 Green and Blue Infrastructure
DM9 High Quality Design
DM10 Housing Design and Quality
DM15 Managing flood risk
DM16 Sustainable drainage systems
DM21 Local environmental impacts, pollution and land contamination



Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted:  75

Responses received:  Eight objections have been received, from 129, 131, 135 and 135a 
ENGLANDS LANE, 33 and 41 HILLYFIELDS, and 3 and 4 COTEFORD CLOSE. Principle 
concerns relate to:

- Overall level and intensity of development is excessive for the site
- Direct amenity impacts – loss of daylight and sunlight, overlooking and loss of privacy, 

visual impact from the height and general appearance of the buildings.
-  Parking and access issues – the suitability of the site entrance for service vehicles, conflict 

between vehicles entering and leaving the site and resultant impact on the highway, 
pedestrian access.

- Drainage matters – whether drainage is adequate for the site, changes to the scheme to 
now include development in the previous no-build zone and how the site functions in 
relation to run off form the higher ground to the north.

- Other matters – disturbance during construction, property values etc – not relevant to the 
application.

Residents of three properties – 129 and 131 ENGLANDS LANE and 41 HILLYFIELDS  make 
detailed comments in respect of preliminary works that have been undertaken at the site in 
removing the pre-existing garages. This has included removal of fencing, encroachment and 
damage to an adjacent crossover, and the removal of potentially supporting fencing and surfacing 
that may affect the stability of garages on higher ground to the north. While these issues are 
acknowledged, they are primarily civil matters for resolution between the affected parties and 
wholly outside the planning application process and therefore have no material effect on the 
determination of the application.
 
LOUGHTON TOWN COUNCIL had no objection to the application

Main Issues and Considerations:

Members deferred determination of this application at the meeting on 18th April for more 
information in respect of the site access and adjoining land.  These matters are addressed in the 
final paragraphs of this section of this report.

Previously presented planning considerations:

Consideration of the application as a whole must have due regard to the previous approved 
scheme and the matters that have been agreed. 

In this regard, the vehicle access proposals are unchanged. The turning head within the site will 
allow service and emergency vehicles to turn within the site and the Highway Authority have again 
not objected to the access on grounds it is unsuitable in size or location, that the level of vehicle 
activity arising from nine units would have an adverse impact on highway safety, or that the access 
is not suitable for a shared surface for pedestrians and vehicles. The only vehicle related issue to 
consider therefore is whether the additional parking provision is sufficient for the increased 
numbers 

 The smaller terrace is located in the same place as the western end of the previous application 
and is of the same design with the hipped roof. Thus, this element is neutral in terms of potential 
impact on neighbours.

In terms of the 5 dwelling terrace, this proposes two storey buildings with rooms in the roof 
featuring rear dormers. Residents in Coteford Close to the east have commented on overlooking 



from these properties. The new terrace is around 11.5m from the shared boundary, and because 
of the longer than average rear gardens in the existing properties, around 40m from the buildings. 
These separation distances compare favourably to any assessment of back to back distances in a 
built up areas where back to back separation on 10 metres per storey would be considered 
desirable, even allowing for rooms in the roof space. 

Properties to the north lie on rising ground and the buildings sit at least 2m above the site. This is 
evident from the garage court that bounds the site along almost half the length of the boundary, 
however residential gardens immediately abutting the new block do fall away to levels closer to the 
site and furthermore, the elevated buildings are a minimum of 30m from the proposed terrace. The 
orientation will result in a degree of overshadowing of the rear parts of the neighbouring gardens, 
but the degree of separation overall will limit the impact on the wider plots and the buildings 
themselves.

Objectors have made reference to the overall intensity of development, particularly in the context 
of the previous refusal of the application proposing 8 units. However, that application was refused 
specifically on the impact on neighbours from building adjacent to the eastern site boundary. The 
proposal as now presented proposes a density of 43 dwellings per hectare which it should be 
noted is within the range previously sought by policy H3A of the current Local Plan and is entirely 
appropriate in the site context.

Officers have also considered the quality of the living conditions of future occupiers from the siting 
of the blocks around 3 metres apart. The retention of the hipped end to the four dwelling block is 
intended to allow maximum daylight to the front of the larger block which is in any event designed 
with kitchens at the front at ground floor and main living rooms to the rear. Thus in terms of 
overshadowing and visual impact, the relationship is acceptable. First floor windows to bedrooms 
in the larger block will overlook rear gardens in the smaller block at right angles from the first floor 
bedroom only, but officers consider that in a new development, this of itself is primarily a matter for 
the occupiers. In broader terms, all units have usable private garden areas and parking at a 
minimum of two spaces per unit with additional visitor provision is available. Thus the proposal 
provides a good quality residential environment.

Deferral matters:

With regard to the site boundaries, the applicants have now supplied the Land Registry title plan 
within which the boundary is consistent with the application drawings. A revised site plan has also 
been submitted providing more detail of the works to the access road. This indicates the 
reinstatement of fencing along the western boundary 1.2m high abutting the neighbour’s parking 
area. New kerbing is indicated along both sides of the access road which protects the fencing 
where it abuts the road.

It has also been confirmed that the Council owns the freehold to the adjacent land to the west, 
comprising of the flatted block and attached land 41-63 Hillyfields, but has no legal interest in the 
access road itself.

Officers are satisfied that the site boundaries have been correctly identified and that the 
development proposed takes place wholly within those boundaries. Notwithstanding this, and the 
removal of any pre-existing fencing, it is not the function of the planning application to address 
these matters, which remain for any leaseholders and the Council as freeholder to take a view on 
whether to pursue their legal interest.

No new issues affecting the consideration of the planning merits having arisen as a consequence 
of the additional information secured. Minor revisions have been made to proposed conditions, to 
reflect the revised site plan and the details shown therein.



Conclusion:

The principle of residential development on this site has been already established and accepted by 
the 2016 planning permission. The emerging Local Plan and clearly the current adopted Local 
Plan does not alter this principle. The application proposes additional dwellings on the basis the 
new applicants have satisfied themselves that the drain crossing the site is redundant and more of 
the site is capable of being developed. As a result the number of units is increased but not to such 
an extent that the site could now be considered intensively used. 

The relationship with surrounding properties is considered acceptable, separation distances 
beyond the urban norm are maintained with all surrounding properties such that direct impact is 
limited. The overall level of activity arising from the level of development is no more intensive than 
the surrounding area. 

The proposals include highway requirements in terms of access for service vehicles as previously 
approved and that level of highway activity would not be so materially different as to suggest to the 
Highway Authority that the access is now unsuitable. 

It is confirmed that site boundaries have been correctly identified in the application and that the 
development proposed takes place wholly within those boundaries. While it is noted that the 
demolition of the existing buildings has raised issues with adjoining owners, these matters are 
outside the planning process and should not be considered in determining the planning merits. 
The application proposes new housing in a sustainable location and of a scale appropriate to the 
site and wider location. 

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

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

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

APPLICATION No: EPF/0193/18

SITE ADDRESS: 19 Cranleigh Gardens
Loughton
Essex
IG10 3DD

PARISH: Loughton

WARD: Loughton Roding

APPLICANT: Carole Avery

DESCRIPTION OF 
PROPOSAL:

Subdivision of dwelling into two separate dwellings. Minor ground 
floor infill extension at rear. First floor rear extension.

RECOMMENDED 
DECISION:

Grant Permission (Subject to Legal Agreement)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=604873

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: 

19 -09 -01, 19-09-02 and Design and Access Statement.

3 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 as amended (or any other Order 
revoking, further amending or re-enacting that Order) no extensions, roof 
enlargements or outbuildings larger than 10 cubic metres generally permitted by 
virtue of Classes A, B and E of Part 1 of Schedule 2 to the Order shall be 
undertaken at either dwellinghouse hereby approved without the prior written 
permission of the Local Planning Authority.

4 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.

5 The development shall not be commenced until details of the treatment of all 
boundaries including drawings of any gates, fences, walls or other means of 
enclosure have been submitted to and approved in writing by the local planning 
authority. The approved boundary treatments shall be completed prior to the first 
occupation of the development and shall thereafter be permanently retained and 

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=604873


maintained.

6 Prior to the commencement of the development, a scheme providing for the storage 
of refuse shall be submitted to and approved in writing by the Local Planning 
Authority. The Scheme shall be implemented in accordance with those approved 
details.

7 Prior to first occupation of the dwellings hereby approved measures to improve the 
ecological value of the site shall be implemented in accordance with details that 
have been submitted to and agreed in writing by the Local Planning Authority.

8 Prior to first occupation measures shall be incorporated within the development to 
ensure a water efficiency standard of 110 litres (or less) per person per day.

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 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.



And subject to the completion, within 6 months, of a S106 Legal agreement to secure 
appropriate financial contributions for the management and monitoring of visitors to the 
Epping Forest Special Area of Conservation and monitoring of air quality.

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

Description of Site:

The application site comprises a semi-detached house on the southwestern side of a cul-de-sac 
designed in a ‘lollipop’ format.  It is the end most property on this street.  A playing field adjoins its 
southern boundary. The character of the street is defined by similar types of properties.

The site is within a built-up area. The garden of the site is within the Environment agency flood 
zone 2 and 3.

The site is within an urban area which has no heritage designation.

Description of Proposal: 

The construction of a ground floor infill and first floor rear extension in order to convert the property 
into two separate dwellings.  

The first-floor rear extension measures 3m deep by 4.3m wide. It has ridge and eaves height 
which matches that of the application property.

The proposal will create two, 2-bedroom dwellings. 

The agent has submitted the following statement in support of the application:

The owners of this currently 4 bedroom house are a mother and her two daughters.  The mother 
has a number of medical and mobility issues and therefore would like to stay in this location close 
to amenities and public transport.  Her daughters cannot afford other housing. Their intentions are 
therefore that the mother move into the smaller conversion which will be more manageable for her 
to live in. Then one of her daughters and her family will move into the other unit thus allowing the 
release of funds for the second daughter to move into other separate accommodation. 

Relevant History:

Planning permission was granted under reference EPF/0728/89 for a ground floor rear extension.

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
DBE3 – Design in Urban Areas
DBE8 – Private Amenity Space
DBE9 Loss of Amenity
DBE10 Design of Residential Extensions
DBE11 Sub-Division of Properties
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
ST1: Location of Development
ST2: Accessibility of Development
ST4: Road Safety
ST6 Vehicle Parking
U3B Sustainable Drainage Systems
RP4 Contaminated Land

NPPF:

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

Draft Local Plan:

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
SP2 - Spatial Development Strategy 2011-2033
H1 - Housing Mix and Accommodation Types
T1 - Sustainable Transport Choices
T2 - Safeguarding of Routes and Facilities
DM1 - Habitat Protection and Improving Biodiversity
DM2 Epping Forest SAC and the Lee Valley SPA
DM9 - High Quality Design
DM10 - Housing Design and Quality
DM11 -  Waste Recycling Facilities on New Development
DM15 -  Managing and Reducing Flood Risk
DM16 -  Sustainable Drainage Systems
DM17 - Protecting and Enhancing Watercourses and Flood Defences
DM18 - On Site Management of Waste Water and Water Supply
DM19 - Sustainable Water Use



DM20 - Low Carbon and Renewable Energy
DM21 - Local Environmental Impacts, Pollution and Land Contamination
DM22 Air Quality
P2 - Loughton
D7 - Monitoring and Enforcement

Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted:  4
Site notice posted:  No, not required
Responses received:  

17 CRANLEIGH GARDENS: OBJECT: Loss of light

LOUGHTON TOWN COUNCIL:  OBJECT: The design is too cramped.  In addition by reason of 
the lack of any useable off street car parking spaces, the proposed development would exacerbate 
parking stress on Cranleigh Gardens and nearby streets.

Main Issues and Considerations:

Principle

In terms of planning policy, the site is considered as previously developed land, and in line with 
Government policy no objection to the principle of the development is raised.

Impact on the character and appearance of the area

The proposed external alterations are proportionate to the scale and appearance of the house. 
Furthermore, the proposed materials are also in keeping with the application house. The proposal 
will, therefore, have a neutral impact on the local distinctive character of the property and the wider 
surrounding area in accordance with chapter 7 of the NPPF, policy DBE10 of the Local Plan and 
policy DM9 of the Submission Version.

Quality of resulting residential accommodation

The two-bedroom units are considered suitable for smaller households, the proposal would, 
therefore, meet an existing housing need within the borough in line with the requirements of policy 
H4A of the Local Plan.

The proposed self contained units have an adequate internal size and ventilation in accordance 
with principles laid out in the National Technical Housing Standards (2015). 

It is noted that the first floor rear projection of the smaller unit will impact on the outlook from the 
second bedroom of the larger unit. However since the garden is south west facing and the both 
units are for the applicant’s family, it is on balance considered acceptable.

The proposal provides 114 sqm of shared garden space.which is both private and useable.  
Furthermore there is also a playing field adjoining the site. It is for these reasons considered that 
sufficient amenity space has been provided. It is therefore considered that the proposal is 
consistent with the requirements of policy DBE8 of the Local Plan and policy DM10 of the 
Submission Version.

Plans indicate that the amenity space will be communal.  That is not unacceptable in these 
circumstances.  Should one of the houses subsequently be occupied by people who require 



defined separate gardens that can be achieved without any input from the Council as Local 
Planning Authority.  Consequently, it is not necessary to address this matter in a condition.

No details have been given in relation to refuse and recycling storage, however, this matter could 
be controlled by condition.

Impact on neighbouring residential amenity

The ground floor extension is screened from neighbours by the existing single-storey rear 
extension which will be attached to its western flank.

The first-floor extension is separated from number 17 Cranleigh Gardens by 4m.  There are also 
no windows proposed in the western flank wall of the extension facing this neighbour. It is 
therefore considered that there will not be an excessive impact on this neighbour’s living 
conditions in terms of loss of light, outlook dominance or privacy. 

All other residential properties are sufficiently distant to ensure that they will not be materially 
affected.

The proposal therefore complies with the requirements of policy DBE9 of the Local Plan and DM9 
of the Submission Version.

Highways

The proposal will result in the loss of the existing garage space. The front forecourt follows the 
curved design of the pavement and as a result, there is insufficient space to provide any parking 
within it.

The Highways Authority has objected to this proposal on the grounds that:- 

“The proposal does not provide any parking provision which will lead to inappropriate kerbside 
parking and will exacerbate an existing parking issue on Cranleigh Gardens.

The Parking Standards Design and Good Practice September 2009 recommends minimum 
parking provision levels for residential properties - given the location and the good access to other 
modes of transport it is considered that one space per dwelling would be recommended for this 
proposal.

The proposal if permitted would set a precedent for future similar developments which could lead 
in time to additional inappropriate parking and would undermine the principle of seeking to 
discourage on-street parking in the locality.”

The agent in his rebuttal of the Highway Authority’s comments has raised the permission granted 
under reference EPF/1630/15 at 18 Cranleigh Gardens for the subdivision of the site to provide 
two separate dwellings as a material consideration in the determination of this application.  
However since the area of the site was much larger than this application site and there was the 
provision of two accessible garages at the rear of the site only limited weight can be given to that 
decision in the determination of this application. 

However, parking on Cranleigh Gardens and nearby streets is currently unrestricted and adjoining 
the southeastern corner of the site is an 8 space unrestricted parking area for the playing fields 
adjoining the site.   

The Essex Parking Standards Design and Good Practice (2009) allows for a reduction in the 
standards if the development is within an urban area that has good connections to sustainable 



transport links.  Furthermore, the NPPF seeks to encourage sustainable development that reduces 
greenhouse gas emissions and gives people a real choice about how they travel and supports the 
use of sustainable modes of transport. Policy T1 of the Submission Version Plan further 
emphasises the need to be less reliant on the car in order to reduce pollution. 

The site is close to bus routes and Loughton tube station is 0.7 miles from the site. Google maps 
indicate that this would be a 13-minute walk.  This is similar to the distance between the station 
and 2 Nevill Road where planning permission was initially refused under reference EPF/0978/12 
for a new two storey dwelling on the grounds of lack of parking and then allowed on appeal. The 
Inspector made this decision on the grounds that the site was close to public transport links and 
there was unrestricted parking nearby.

It is for these reasons that Officers consider that a refusal on the grounds of lack of parking could 
not be justified at appeal. 

Flood zone

The application site falls within Environment Agency flood Zones 2 and 3.  However the 
Environment Agency considers the proposal to be minor and therefore, subject to the applicant 
following the Agency’s standing advice, they raise no objection.  It is recommended that this 
requirement is attached to any permission as an informative.

The Land Drainage Team has raised no objection to the scheme. However, they do request that 
an informative be attached to any permission, informing the applicant that Land Drainage consent 
is required.

Land Contamination

The Land Contamination Officer has found that the potential land contamination risks are likely to 
be low, and as result recommends that standard ‘unexpected land contamination’ conditions to 
ensure any contamination is remediated in accordance with policy RP4 of the Local Plan.

Epping Forest Special Area of Conservation 

The proposal will create a new residential unit and is within a distance of 3km from the Epping 
Forest SAC, therefore policy DM2 sub criterion (C) of the Submission Version Plan requires that 
any permission would be subject to a financial contribution to pay towards access management 
and monitoring of visitors to the Forest in order to mitigate against the harmful impacts of 
development on the biodiversity within the Forest.  However, at the time of writing this report, the 
exact amount of contribution has not been agreed.  

The applicant has agreed in principle to make this contribution.

Conclusion:

The proposal will not cause an adverse impact on the visual amenity or neighbouring residential 
amenity. It therefore complies with the requirements of DBE11 of the Local Plan.

The site is located close to amenities and good public transport links, therefore whilst the proposal 
does not meet the minimum standards required for parking provision; it is not considered to have 
an overall detrimental impact on parking congestion in the area.  Furthermore the use of 
alternative modes of transport will contribute to the aim of reducing carbon emissions.

The proposal therefore complies with relevant planning policy and it is recommended that planning 
permission be granted. 



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

Planning Application Case Officer: Sukhi Dhadwar 
Direct Line Telephone Number: 01992 564597

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/0199/18

SITE ADDRESS: Royal Oak
Forest Road
Loughton
Essex
IG10 1EG

PARISH: Loughton

WARD: Loughton Forest

APPLICANT: Mr S Hancocks

DESCRIPTION OF 
PROPOSAL:

Application for variation of condition 2 'plan numbers' on planning 
application EPF/2706/17 (Partial demolition of the former Royal 
Oak public house and change of use to provide 4 flats, demolition 
of 171 Smarts Lane and redevelopment for 6 dwellings, and 
associated parking and landscaping (10 dwellings in total)) - first 
floor extension to plot 5 above the drive and ground floor rear 
extension to plot 10.

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=604896

CONDITIONS 

1 The development hereby permitted must be begun not later than the expiration of 
three years from 20 December 2017

2 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: P200 rev C, P201, P202, P203, P204, P205, P206, P207, 
P208 rev B, P209 rev A, P210 rev A, P211 rev C, P212 and P213 rev A

3 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 

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=604896


that follows]

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

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

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

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



scheme, a verification report must be prepared, which is subject to the approval in 
writing of the Local Planning Authority in accordance with the immediately above 
condition.  

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

9 No development shall take place, including any ground works or demolition, until a 
Construction Management Plan has been submitted to and approved in writing by 
the local planning authority. The Plan shall provide for the following all clear of the 
highway:
- Safe access into the site
- The parking of vehicles of site operatives and visitors
- Loading and unloading of plant and materials
 - Storage of plant and materials used in constructing the development
-  Wheel and underbody washing facilities.

The approved plan shall be adhered to throughout the construction period. 

10 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) and 
implementation programme (linked to the development schedule) have been 
submitted to 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.

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



12 If any tree, shrub or hedge shown to be retained in the submitted Arboricultural 
reports is removed, uprooted or destroyed, or dies, or becomes severely damaged 
or diseased during development activities or within 3 years of the completion of the 
development, another tree, shrub or hedge of the same size/maturity 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/maturity as that originally planted shall, 
within 3 months, be planted at the same place.

13 No works shall take place until a detailed surface water drainage scheme for the 
site, based on sustainable drainage principles and an assessment of the 
hydrological and hydro geological context of the development, has been submitted 
to and approved in writing by the local planning authority. The scheme shall 
subsequently be implemented prior to occupation and should include but not be 
limited to:
- Surface water run-off from the development restricted to no higher than 8l/s for all 
storm events up to the 1 in 100 inclusive of climate change (40%) storm event. This 
is subject to confirmation from the relevant authority to discharge up to this 
maximum rate into the off-site surface water drainage network. - Surface water 
managed on site up to the 1 in 100 inclusive of climate  change (40%) storm event. 
It should be demonstrated that all properties are safe from flooding up to this design 
event.
- Groundwater testing.
- Final detailed modelling of the whole pipe network and storage on site.
- An appropriate amount of treatment for all areas of the site which is demonstrated 
to be in line with the CIRIA SuDS Manual C753.
- Detailed engineering drawings of each component of the drainage scheme.
- A final drainage plan highlighting conveyance and exceedance routes, location and 
sizing of storage features, FFLs and ground levels, outfalls and  discharge rates 
from the site.

14 No works shall take place until a scheme to minimise the risk of offsite flooding 
caused by surface water run-off and groundwater during construction works and 
prevent pollution has been submitted to, and approved in writing by, the local 
planning authority. The scheme shall be implemented as approved. 

15 No works shall take place until a Maintenance Plan detailing the maintenance 
arrangements including who is responsible for different elements of the surface 
water drainage system and the maintenance activities/frequencies, has been 
submitted to and agreed, in writing, by the Local Planning Authority. Should any part 
be maintainable by a Maintenance Company, details of long term funding 
arrangements should be provided.

The applicant or any successor in title must maintain yearly logs of maintenance 
which should be carried out in accordance with any approved Maintenance Plan. 
These must be available for inspection upon a request by the Local Planning 
Authority.



16 No construction works above ground level shall take place until samples where 
required and other 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.

17 Prior to the commencement of development other than ground works, details  of 
measures to permanently identify the designated route for the public footpath within 
the site,  including ground markings and  signage, and measures to prevent the 
route being blocked by vehicles, shall be submitted to and approved by the Local 
Planning Authority. The works shall be fully implemented prior to first occupation of 
any of the dwellings hereby permitted
  

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

19 The public footpath crossing the site, known as Footpath 129 shall be marked out 
and permanently retained in a good state of repair and remain available for public 
use throughout the development, unless otherwise agreed by the Local Planning 
Authority.

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

21 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.

22 The bin and cycle stores indicated on the plans hereby approved shall be fully 
completed in accordance with the details in the application prior to first occupation of 
any other dwellings in the development. The facilities shall thereafter remain 
available for all residents use in perpetuity.

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



24 Notwithstanding the details shown on drawing number P201, the means of 
enclosure of the site adjoining its boundary with the rear garden of 175 Smarts Lane 
shall be no less than 2 metres high.  For the purposes of this condition height shall 
be measured at the application site.

25 Prior to the first occupation of the development hereby approved the free-standing 
pole sign of the former public house situated at the Forest Road frontage of the 
application site shall be restored and offered to Loughton Town Council.  For the 
purposes of this condition the pole sign comprises of the gantry, posts and sign.

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

Description of Site:

The application relates to the former Royal Oak Public House and its outbuildings, and includes 
171 Smarts Lane, a vacant single storey dwelling to the north west of the pub grounds. The 
frontage building lies on the south west side of Forest Road and is predominantly two storey and 
the forecourt is hard surfaced. 

The surrounding area is predominantly residential in character, comprising predominantly dwelling 
houses in a variety of built forms, the Victoria Tavern adjoins the south eastern boundary.

The existing building is locally listed and a public right of way across the site provides pedestrian 
access between the two roads. Land to the south west forms part of the historic forest and lies 
within the Green Belt. The site also lies within a controlled parking zone.

Description of Proposal: 

The application seeks amendments to the development approved by this Committee in December 
2017 for 10 residential units on the site. Following amendments, the application now proposes an 
alteration to plot 10, the house at the north-western corner of the site by way of the inclusion of a 
ground floor conservatory. The conservatory infills a recess and projects 1.6m beyond the rear 
wall of the adjacent flat. The north facing side elevation and half the width of the rear elevation are 
glazed. The structure has a flat roof with a large glazed lantern therein.

The boundary between the garden to unit 10 and the shared amenity space for units 6-9 is also 
realigned such that a square boundary results, the shared amenity area effectively extends across 
the solid half of the conservatory rear wall.

Relevant History:

EPF/2508/14 - Demolition of existing building and redevelopment of the site to provide nine 
terraced houses, together with associated amenity space in the form of gardens, and car parking – 
Withdrawn 

EPF/1488/16 - Demolition of existing dwelling and garage replacement with two maisonettes, 
associated garden bin store and car parking – Refused 



EPF/2042/16 – Partial demolition and extension of the former Royal Oak public house and change 
of use to provide 5 flats, demolition of 171 Smarts Lane and redevelopment for 9 flats, and 
associated parking and landscaping (14 flats in total). – Refused, appeal dismissed

EPF/2706/17 – Partial demolition of the former Royal Oak public house and change of use to 
provide 4 flats, demolition of 171 Smarts Lane and redevelopment for 6 dwellings, and associated 
parking and landscaping (10 dwellings in total) – Approved.

Policies Applied:

Adopted Local Plan:

CP2 Protecting the quality of the rural and built environment
DBE2 Effect on neighbouring properties
DBE9 Loss of Amenity
DBE10 Residential extensions

NPPF:

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

Draft Local Plan:

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 Natural Environment, landscape character and green infrastructure
DM9 High Quality Design
DM10 Housing design and quality

Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted:  140
Site notice posted:  22 March 2018
Responses received:  Comments have been received from three properties – 123 FOREST 
ROAD, and 157 and 175 SMARTS LANE. Two of the objections raise issues with the principle of 
the development which have already been dealt with in determining the original application. 

The latter respondent is the immediate neighbour to plot 10. The objector similarly comments on 
matters of principle already dealt with but also raises specific issues around the impact of plot 10 
on the house and garden.

Loughton Residents Association Plans Group have also commented on the loss of amenity space 
to plot 10 as a result of the additional conservatory on an already limited plot.



Loughton Town Council: NO OBJECTION to the revised plans, provided control; over permitted 
development is retained.

Main Issues and Considerations:

The application raises two key issues – does this conservatory itself cause any material harm to 
other residential properties, and does it reduce the remaining level of amenity space to an 
unacceptable degree.

The conservatory will be wholly screened from the objectors’ property by the main body of the 
building. Notwithstanding this neighbours concerns about the siting of the building, no additional 
impact results from the siting of the extension. Within the development, the extension projects 
1.6m beyond the neighbouring flat which has a rear window to an en-suite shower room adjacent 
to the boundary. Thus the building works cause no material harm.

In terms of amenity space provision, the approved proposed a communal area accessed from 
units 6 – 9. The realignment of the boundary and the additional building results in a net loss of 
around 4.7sq.m from this area which is not considered significant. As to plot 10, the increased built 
footprint and realignment of the boundary does reduce the garden area to around 82 sq.m., which 
still represents a generous allocation for a 3 bedroom dwelling. 

Conclusion:

The proposed extension is modest in scale and has no substantive impact on surrounding 
properties. The alterations to the amenity areas retain usable spaces for future occupiers of the 
building. In planning terms, the revisions are acceptable.

As the application effectively creates a new planning permission, conditions are re-imposed, with 
variations to reflect change in drawing numbers and to ensure the commencement date accords 
with the earlier permission (as required by s73 of the Town & Country Planning Act). 

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

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

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

APPLICATION No: EPF/0287/18

SITE ADDRESS: 51 High Road
Loughton
Essex
IG10 4JE

PARISH: Loughton

WARD: Loughton Forest

APPLICANT: Spring Grove Ltd

DESCRIPTION OF 
PROPOSAL:

Proposed conversion of existing house to form three 2-bed flats. 
Erection of two storey attached building to incorporate two 2-bed 
flats plus car parking.

RECOMMENDED 
DECISION:

Grant Permission (Subject to Legal Agreement)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=605316

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: 
CLEF/18/01
CLEF/18/02
CLEF/18/03
CLEF/18/04
CLEF/18/05
CLEF/18/07
CLEF/18/08
CLEF/18/09
CLEF/18/10
CLEF/18/11
CLEF/18/12
CLEF/18/13 Outline of proposed building dismissed at appeal
CLEF/18/13 Roof plan
Supporting Statement

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.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=605316


4 Prior to first occupation of the development hereby approved, the proposed window 
openings in the eastern flank elevation, facing the boundary with no. 53 High Road, 
the kitchen window to flat C, the bathroom window to flat D and the bathroom 
window of flat B, shall be entirely fitted with obscured glass and have fixed frames to 
a height of 1.7 metres above the floor of the room in which the window is installed 
and shall be permanently retained in that condition.

5 No development shall take place until 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.

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 The parking areas shown on the approved plan CLEF/18/10 shall be provided prior 
to the first occupation of the development and shall be retained free of obstruction 
for the parking of residents and visitors vehicles.

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

9 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 



08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.

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

11 All material excavated from the below ground works hereby approved shall be 
removed from the site unless otherwise agreed in writing by the Local Planning 
Authority.

12 The refuse storage facility shown on the approved plans shall be completed prior to 
the first occupation of the development and shall thereafter be retained free of 
obstruction and used for the storage of refuse and recycling only and for no other 
purpose, unless otherwise agreed in writing by the Local Planning Authority.

13 Prior to first occupation of the development the existing redundant dropped kerbs 
shall be fully reinstated to full height kerbing and footway.

14 Prior to first occupation of the 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.

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

16 The balcony shown on plan CLEF/18/05 and on plan CLEF/18/07 shall have an 
obscure glazed sight screen 1.7m in height relative to the surface of the balcony 
along the edge of the balcony nearest the boundary with no. 53 High Road. The 
sight screen shall be in place prior to first occupation of the flat to which the balcony 
serves and shall be retained as such thereafter.

17 An electric vehicle charging point shall be provided for each of the approved 
dwellings prior to first occupation 

18 Prior to first occupation measures shall be incorporated within the development to 
ensure a water efficiency standard of 110 litres (or less) per person per day.



And subject to the completion, within 6 months, of a S106 agreement to secure a financial 
contribution towards the monitoring of visitors to the Epping Forest SAC and to air quality 
within the SAC.

This application is before this Committee since it is an application for residential development 
consisting of 5 dwellings or more (unless approval of reserved matters only) and is recommended 
for approval (Pursuant to The Constitution, Part Three: Scheme of Delegation, Appendix 3)
This application is before this Committee since it is for a type of development that cannot be 
determined by Officers if more than four objections material to the planning merits of the proposal 
to be approved are received (Pursuant to The Constitution, Part Three: Scheme of Delegation, 
Appendix 3)
This application is before this Committee since the recommendation is for approval contrary to an 
objection from a local council which is material to the planning merits of the proposal (Pursuant to 
The Constitution, Part Three: Scheme of Delegation, Appendix 3)

Description of Site:

The site is that of a house and its curtilage on the corner of High Road with Spring Grove. The 
house on the site has five bedrooms and has two storeys and loft accommodation, of two of the 
bedrooms, with gable end and dormer windows.

The site is a maximum of 44m in length, north/south, by some 15m wide at a mid point along the 
site.

The site is within part of the built up area of Loughton. 

The property is not listed or locally listed and is not in a conservation area. Nevertheless, the 
Council considers that the existing house is a non-designated heritage asset under paragraph 135 
of the NPPF. It is a large, attractive late Victorian/early Edwardian Arts and Crafts style property on 
a prominent corner plot. This assessment formed a reason for refusal to the previous proposal for 
the site. An Inspector described the building as a non-designated heritage asset of noteworthy 
local significance (paragraph 6 of decision letter APP/J1535/W/17/3177547).

Ground levels of surrounding land rise from south to north. There is a gentle slope to the 
surrounding land falling from west to east. The site itself rises in level from south to north although 
the ground at the northern end of the site is lower than that of the adjoining footway of High Road; 
the ground to the northernmost end of the site is effectively terraced into a slope.

Description of Proposal: 

Proposed conversion of existing house to form three 2-bed flats. Erection of two storey attached 
building to incorporate two 2-bed flats plus car parking.

The attached building referred to in the description of the proposal would effectively be an 
extension. The existing house has two principal elevations; one to High Road and one to Spring 
Grove. The extension would be a rear extension in relation to High Road. In terms of built form the 
extension would consist of three parking spaces at lower ground floor level (the site falls in ground 



level to the south) with columns supporting two storeys of accommodation above; a full storey at 
ground floor and built form largely appearing as roof accommodation above, at first floor. New 
build appearing on the Spring Grove elevation would consist of the linking element then under croft 
parking, above a full storey, and then fenestration in a gable or a dormer.

Three under croft parking spaces would access onto Spring Grove mid way along the Spring 
Grove frontage and two further parking spaces would access onto Spring Grove at the southern 
end of the site, next to existing garages just beyond the southern boundary of the site.

Taking existing and new built form as a whole, the proposed built form for the site would have two 
2-bedroom flats on the ground floor, two 2-bedroom flats on the first floor, and a 2-bedroom flat in 
the roof to the existing house.

A balcony at ground floor and at first floor would be set on the south facing elevation of the new 
part of the building, looking towards the detached garage and front garden of 2 Spring Grove.

Relevant History:

EPF/1627/15 Single storey rear infill extension to the lower ground level following demolition of 
existing run-down rear outbuilding. – Granted 28/08/2015

EPF/1973/15 Demolition of existing house and construction of eight residential flats with 
associated car parking spaces, amenity space and refuse collection area. – Refused 02/12/2015 
on the basis of harm to the character and appearance of the locality, unjustified loss of a non-
designated heritage asset, harm to living conditions of neighbours and inadequate provision of off-
street parking spaces.  

A subsequent appeal was dismissed on 09/06/2016 on the basis of harm to the character and 
appearance of the locality, harm to the living conditions of no.53 High Road alone and lack of 
justification for the loss of a non-designated heritage asset.  The Council’s objection to the limited 
provision of off-street parking was not upheld. 

EPF/0439/16 Two-storey rear extension and rearward extension of roof. Conversion to two 2-bed 
and one 1-bed flats. – Granted 08/06/2016

EPF/1967/16 A new 2.5 storey, 3 bedroom dwelling to the rear of 51 High Road, Loughton, 
Essex, IG10 4JE, with associated parking and amenity. – Refused 22/09/2016

EPF/0338/17 - The demolition of the detached house and erection of 6 no. 2 bed flats with 6 
parking spaces. – Dismissed at appeal 17/10/2017

Policies Applied:

Adopted Local Plan:

CP1                 Achieving Sustainable Development Objectives
CP2 Quality of Rural and Built Environment
CP3                 New Development
CP6                 Achieving Sustainable Urban Development Patterns
CP7                 Urban Form and Quality
H2A                 Previously Developed Land
H4A                 Dwelling Mix
DBE1               Design of New Buildings
DBE2               Effect on Neighbouring Properties
DBE3               Design in Urban Areas



DBE6               Car parking in new development
DBE8               Private Amenity Space
DBE9  Loss of Amenity
DBE10             Residential Extensions
DBE11             Sub-Division of Properties
LL11                Landscaping Schemes
LL12                Street Trees
ST1                  Location of Development
ST2                  Accessibility of development
ST4                  Road Safety
ST6                  Vehicle Parking

Essex County Council Revised Parking Standards 2009 SPG

Epping Forest District Council – Waste and Recycling provisions for new residential & business 
developments, Good practice guide for developers.

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 intends 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:

SP 1 - Presumption in Favour of Sustainable Development
SP 2 A. (iii) – Spatial Development Strategy 2011-2033
H 1 - Housing Mix and Accommodation Types
DM 7 - Heritage Assets
DM 8 - Heritage at Risk
DM 9 - High Quality Design
DM 10 - Housing Design and Quality
DM 11 - Waste Recycling Facilities on New Development
DM 15 - Managing and Reducing Flood Risk
DM 16 - Sustainable Drainage Systems
DM 18 - On Site Management of Waste Water and Water Supply
DM 19 - Sustainable Water Use
DM 20 - Low Carbon and Renewable Energy
DM 21 - Local Environmental Impacts, Pollution and Land Contamination
DM 22 - Air Quality

Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted:  72
Site notice posted:  08/03/2018



Responses received:  53 HIGH ROAD – Object, loss of outlook, loss of sunlight to garden at the 
moment, impact on the fencing and security of the garden, disturb/damage the large tree situated 
on the boundary of the property, loss of privacy, increase the noise pollution, damaging the value 
of our property, adverse impact on both parking and traffic on the adjacent road.
2 SPRING GROVE – Object, out of character and detrimental to streetscene, doubling size of 
building would have a detrimental appearance, would breach building line, existing building in a 
dilapidated state because the current owner has allowed it to become so, will affect the flow of 
groundwater and endanger stability, overdevelopment, would add to parking stress.
4 SPRING GROVE – Object, out of character and detrimental to streetscene, doubling size of 
building would have a detrimental appearance, would breach building line, existing building in a 
dilapidated state because the current owner has allowed it to become so, will affect the flow of 
groundwater and endanger stability, overdevelopment, would add to parking stress.
6 SPRING GROVE – Object, not aesthetically in keeping, would add to parking problem, could 
impact on groundwater flows, threat of flooding.
33 SPRING GROVE – Object, overdevelopment, occupants would have to park in the road 
thereby worsening an already dangerous situation.  
36 SPRING GROVE – Object, not much of an improvement from that turned down by the 
Secretary of State, still too large, size of the parking area insufficient, plans have not taken into 
consideration concerns regarding road safety in the area.  
50 SPRING GROVE – Object, this proposal is as unsatisfactory as that for six flats, likely to be 
occupied by younger people who would have more cars than could be satisfactorily 
accommodated in the area, just one fewer flat does not overcome our earlier objections, more than 
three flats is unacceptable, number of cars parked in area has increased since last application.
LOUGHTON TOWN COUNCIL:  The Committee OBJECTED to this application, stating that the 
proposal was an overdevelopment of the site by reason of its massing and the extent of the built 
form proposed. Consequently, this would have a detrimental effect on the amenity of the 
neighbouring property. Members also commented that the proposed use of UPVC doors and 
windows was detrimental to the character of this non-designated heritage asset.

Main Issues and Considerations:

The main issues are considered to be the appearance and visual impact of the building; impacts to 
neighbours; and, future residential amenity of the occupiers of the proposed flats. Parking 
provision is also considered below.

The application site is in the urban area of Loughton. The proposals result in the retention of the 
existing building which has been accepted by an Inspector to be a non-designated heritage asset 
under paragraph 135 of the NPPF.

Appearance of the building as proposed

The built form of the house would be retained. The linking element projecting from the built form of 
the existing house would have a gable roof with a height and orientation matching that of a gable 
facing High Road. The main extended element would then have an architectural style perhaps 
best described as rationalised traditional, or even Post-Modernist. The scale of the main body of 
the new part of the building would, it is considered, relate well to the original house. The 
proportions and scale of the main part of the new built form presented to Spring Grove would 
match those of the original house. The linking element would have a ridge height markedly lower 
than the main roof of the original house and then the roof to the main element of new built form 
would step down again. The main element of the new built form would be visually broken up by 
external materials and forms; brick work to ground floor and render to first floor together with a 
gable to the left hand side and a dormer to the right hand side. The uncomplicated yet traditional 
style of the extension would echo the style of the existing house on the site and of semi-detached 
houses elsewhere on Spring Grove.



To the south of the application site and on the opposite side of Spring Grove, to the west, 
development is characterised by established semi-detached houses. The surrounding 
development on High Road near the site is more mixed in character. However, the site is in a 
corner position where a change in overall scale would appear appropriate.  The scale of this 
proposal in terms of the building as proposed is considered to relate well to the site and its context.

In conclusion, with regard to appearance, it is considered that the proposal would maintain and 
conserve the quality of the built environment as required by Policy CP2.

Impacts to neighbours

The built form of the proposed building would be close to the eastern boundary of the site. This 
boundary is a side boundary of 53 High Road. At the area immediately behind the house the 
proposed building would be 2m off the common boundary and be less in height than the existing 
house.

With a previous proposal (EPF/1973/15) the Inspector commented that the three-storey element of 
that building proposed for eight flats would have little additional impact than that of the existing 
house on the neighbouring property, no. 53, in terms of outlook. The Inspector was, however, 
concerned that the two-storey element of the building, extending to the south of the site some 32m 
past the rear elevation of no. 53, would result in significant enclosing and overbearing effect when 
seen from the narrow rear garden of no. 53. The current proposal would project not more than 
approximately 12.5m from the rear elevation of the existing house, taking it 21m beyond the rear 
elevation of no. 52. A 4.5m long element of the extension would be 2m from the boundary with no. 
53 and then step away from the boundary to give a 3m isolation space from the side boundary. A 
supporting statement forming part of the application documentation refers to how the parking area 
beneath the extended built form would be sunk, terraced into a slope to the ground and how the 
ridge height has been kept low to reduce massing to the adjoining property at 53 High Road.

The design for the eight new build flats, EPF/1973/15, was dismissed at appeal. That appeal was 
ultimately dismissed, in part, because the overall depth of the flats would have harmed the outlook 
from no. 53. However, as described above, the built form for that design extended for some 32m 
past the rear elevation of no. 53. The comparable figure for the current application is 21m. Part of 
the side elevation for the refused scheme would have been some 1.5m from the boundary at the 
rearmost, part. The current proposal would be 3m from the boundary at its rear most part.

The linking element of the proposals takes up a similar form to the extension previously granted by 
the planning permission for an extension and conversion to three flats, EPF/0439/16. Beyond the 
linking element new built form would extend for a length of nearly 10m. The corner of this new built 
form adjacent to the boundary with no. 53 would have a height of some 6m to the eaves. The roof 
ridge to the gable above this part of the eaves would have a height of some 8.5m. The corner in 
question would be 3m from the side boundary.

An isolation distance of some 11m would exist between the south eastern elevation of the building 
as proposed and the south eastern boundary of the site. To the south east of the site are two 
garages and then the northern boundary, a side boundary, of no. 2 Spring Grove. A distance of 
some 20m would separate the south eastern elevation of the building as proposed from the 
northern flank wall of 2 Spring Grove.  Although ground levels fall to the south, views towards the 
curtilage of 2 Spring Grove would be to the north west facing flank wall and front garden of that 
property.

In conclusion with regard to impact to neighbours, the proposal would not have a materially 
harmful impact to the residential amenity of occupiers of neighbouring properties in that the new 
build element would be far enough away from the rear elevation of no. 53 as to not create an 
intrusive sense of enclosure. Furthermore the new build element would be on ground at a lower 



level than the ground by the rear elevation of no. 53.It is therefore concluded no excessive harm to 
neighbour’s living conditions would be caused by the proposal.

Residential amenity to occupiers of flats

The flats would be of good sizes, all exceeding the minimum internal space standards set out in 
National Prescribed Space Standards. All the flats would have bathrooms, rather than shower-
rooms. Two of the flats would have south facing balconies. A communal amenity area would be 
provided and although this area may be lacking somewhat in privacy, since the site is situated 
within 200m of accessible parts of Epping Forest, amenity space provision would not result in the 
flats having poor living conditions.  In coming to this conclusion, significant weight is given to an 
appeal Inspector’s finding that the dismissed 8 flat scheme, which provided limited private amenity 
space, would not result in poor living conditions for the proposed flats.

Highways and Parking

Parking provision on a one-for-one basis is considered to be acceptable in this location. It is noted 
that the site is not distant from public open space, in the form of the Warren Hill part of Epping 
Forest, and that part of the commercial centre of Loughton and Loughton London Underground 
Station are within a reasonable walking distance. It is therefore concluded the site is in a 
sustainable location.

The matter of car parking is for Planning Officers to gauge having regard to the Vehicle Parking 
Standards 2009.  Given the appeal Inspectors findings in relation to the same one-for one 
provision of parking on the dismissed 8 flat scheme, there is no doubt that resisting the current 
proposal on parking grounds would not be supported at appeal.

ECC Highways has raised no objection; from a highway and transportation perspective the impact 
of the proposal is acceptable to the Highway Authority subject to measures which can be 
addressed by conditions. These conditions would be concerned with reinstating the kerb, a travel 
pack to encourage sustainable transport, and ensuring no discharge of water onto the highway.

Other matters

The site is situated within a sustainable urban location close to local services, facilities and public 
transport and would make more efficient use of this site. Given that 92.4% of the District is 
designated Green Belt the principle of further development within existing sustainable settlements 
outside of the Green Belt is generally considered to be appropriate, provided all other policies are 
complied with. In relation to policy SP 2, the site is one located on previously developed land 
within a settlement.

As set out in Policy DM 2 and DM 22 of the emerging Local Plan, issues have been identified with 
respect to the effect of development on the integrity of the Epping Forest Special Area of 
Conservation (SAC) as a result of increased visitor pressure arising from new residential 
development, and from relatively poor local air quality alongside the roads that traverse the SAC. 
The Council is currently developing with partners an interim strategy for the management and 
monitoring of visitor pressures on the SAC. This will include measures to be funded through the 
securing of financial contributions from new development in accordance with Policy DM 2. 
Notwithstanding the fact that this work is yet to be completed the agent has confirmed willingness 
to enter into a S106 Agreement.

Conclusion:

The proposal complies with relevant planning policy and offers a design which both retains the 
existing house on the site yet makes a more efficient use of land, providing additional housing at 



an accessible location. Approval is therefore recommended subject to conditions and subject to 
completion, by Friday 10th August 2018, of a S106 Legal Agreement to secure appropriate 
financial contributions for the management and monitoring of visitors to the Epping Forest Special 
Area of Conservation.

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

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

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

APPLICATION No: EPF/0339/18

SITE ADDRESS: 2 Gladstone Road
Buckhurst Hill
Essex
IG9 5SW

PARISH: Buckhurst Hill

WARD: Buckhurst Hill West

APPLICANT: C + G Developments

DESCRIPTION OF 
PROPOSAL:

Two storey and single storey side and rear extension.

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=605554

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: M2.A revision A and M2.B

3 The external surfaces of proposed development shall be completed in brickwork and 
roof tiles to match the existing building, unless otherwise agreed in writing by the 
Local Planning Authority.

4 Roof light windows in the rear elevation of the extension hereby permitted  shall be 
installed so as to provide that the lower edge of the windows shall be not less than 
1.8m above internal finished floor level at first floor within the extension, shall be 
finished in obscure glazing and shall be non-opening;;the said windows shall 
thereafter be retained only in that form.

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=605554


Description of Site:

The application relates to a two storey detached dwelling house on the south-east side of the road. 
The site is quadrilateral but narrows significantly in depth from the west side where the dwelling 
lies, to the east where a single domestic garage stood until recently demolished.. The building is 
unique to the street, most of the first floor accommodation lies within gabled roof elements.

The surrounding area is wholly residential in character comprising a wide mix of predominantly two 
storey houses. Properties to the west are of a smaller cottage style while 2, 4 and 6 are more 
modern. Abutting the eastern site boundary lie a pair of garages serving properties in Russell 
Road. Land falls steeply to the east and south at this point. 

Description of Proposal: 

Members may be aware of previous applications for a new dwelling on the site. The current 
application now proposes an extension to the side of the existing house which following revision 
comprises a part single, part two storey addition.

Due to the changes in ground levels, the whole extension is set at a lower level to the main 
building. The two storey element is 7.8m wide and is set back from the front of the existing house 
by around 300mm. The roof aligns at eaves level with the main house – a dummy pitch roof 
extends along the frontage. To the rear, a lower roof section creates a form that appears single 
storey with windows in the roof slope. 
This extension comprises a ground floor lounge and en suite bedroom above.

A single storey lean to element at the eastern end is around 3m wide and has a roller shutter door 
on the frontage. The whole extension projects 2.7m beyond the rear of the existing two storey 
building, aligning with an existing ground floor only rear extension to the existing house.

Relevant History:

A series of application proposing a new dwelling on the land at the side have been refused 
permission on grounds that the proposals were bulky and had an adverse impact on neighbours to 
the rear located on lower ground.  These comprised:

EPF/1213/16 – refused September 2016
EPF/2907/16 – refused December 2016, appeal dismissed.
EPF/2032/17 – refused September 2017, appeal dismissed March 2018.

Policies Applied:

Adopted Local Plan:

CP2 Quality of Rural and Built Environment
CP7 Urban Form and Quality
DBE1 Design of new buildings
DBE2 Effect on neighbouring properties
DBE3 Design in Urban Areas
DBE6 Car parking in new development
DBE8 Private amenity space
DBE9 Loss of amenity
ST4 Road safety
ST6 Vehicle parking



NPPF:

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

Draft Local Plan:

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:

SP7 Natural Environment, landscape character and green infrastructure
T1 Sustainable transport choices
DM9 High Quality Design
DM10 Housing design and quality

Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted:  Ten
Site notice posted:  No, not required
Responses received:  The application initially generated two objections as under:
4 GLADSTONE ROAD – Concerns were raised and the size of the building, the design being out 
of keeping, loss of outlook and concerned that the extension could be converted into a separate 
dwelling.
69 RUSSELL ROAD – This neighbour was concerned at the impact from the scale and height , 
particularly as the original submission had no windows or visual breaks in the rear elevation; was 
concerned at potential overlooking  if openings were introduced, and noted that the garage would 
be unlikely to accommodate a modern vehicle.

All neighbours were re-consulted and only one response was received, again from 69 RUSSELL 
ROAD. The neighbour notes the alterations to the rear elevation (roof height reduced, elevation 
broken by roof lights) but wants to ensure these windows are at high level and will not result in 
overlooking. The objector questions whether the design is appropriate, again comments on the 
size of the garage and raises concern at any use as a separate dwelling.
 Parish Council:  Buckhurst Hill Parish Council objected to the original submission considering the 
extension out of scale with the existing house and concerned that there should be no future 
change to a separate dwelling. These comments were restated in relation to the revised proposals.

Main Issues and Considerations:

The application proposes an extension to the existing house only and must be considered as such. 
Any future proposal for sub-division of the building would need further separate permission and 
would fall to be considered on its individual merits at that time.

In considering the design issues, two distinct matters should be noted – firstly, significant and 
substantial variations in design, form and character of the buildings in this road and, secondly, the 
opportunity afforded by the change in levels. Conventional design guidance would usually argue 
against an extension of similar width to the original house; however a number of elements suggest 
the scheme is appropriate to the location. The change in levels clearly maintains the prominence 



of the original house, further emphasised by the setting back of the front elevation and by the 
much lower dummy pitch roof. The eaves line however provides a consistency that ensures the 
extension respects the scale and form of the original. The single storey element sets the taller 
element away from the boundary in accordance with usual practice. Therefore, in the context of 
the variety of built form in Gladstone Road, the extension is considered to be a satisfactory design 
and form.

The rear element has a lower ridge and eaves height to deal with concerns on previous schemes 
at the impact of scale and mass on residents in Russell Road. The proposal achieves these 
objectives and provides a suitable form and appearance.

The resident in Russell Road is concerned that the rear roof lights have potential o cause 
overlooking, but the plan indicates these being at high level, and can be conditioned to be non-
opening and obscure gazed to safeguard such concerns. The extension is located a minimum of 8 
metres from the boundary with no.4 Gladstone Road and as a result has little impact on direct 
amenity or outlook from this neighbouring house.

Conclusion:

The application proposes an extension that seeks to take advantage of level changes to create a 
subordinate form, despite the overall width of the two storey element in particular. This approach 
reflects the general character of buildings in Gladstone Road where the properties are 
predominantly two-storey and are regularly stepped to reflect the changing level of the road. 

The reduced height of the rear element reflects previous concerns at the potential impact on the 
significantly lower properties to the rear, is further subordinate to the front elevation and introduces 
visual breaks in the elevational form. The proposals have minimal impact on surrounding 
properties and where there is particular concern at potential overlooking, this can be adequately 
addressed by condition.

Officers therefore consider the proposals acceptable in the context of the particular circumstances 
of this application.

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

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

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

APPLICATION No: EPF/0471/18

SITE ADDRESS: 38 High Beech Road
Loughton
Essex
IG10 4BL

PARISH: Loughton

WARD: Loughton Forest

APPLICANT: Stanoak

DESCRIPTION OF 
PROPOSAL:

To replace 1 existing dwelling (detached) with 2 new dwellings 
(semi-detached).

RECOMMENDED 
DECISION:

Grant Permission (Subject to Legal Agreement)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=605995

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: FVX_202, FVX_100, FVX_001, FVX_101, FVX_251 B, 
FVX_201 B, FVX_200 C

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

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=605995


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.

7 If any tree, shrub or hedge shown to be retained in accordance with the approved 
plans and particulars is removed, uprooted or destroyed, or dies, or becomes 
severely damaged or diseased 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.

8 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.

9 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.

10 Prior to first occupation of the development hereby approved, the proposed 
rooflights in the side roofslope of the proposed dwellings 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.



And subject to the completion, within 6 months, of a S106 agreement to secure a financial 
contribution towards the monitoring of visitors to the Epping Forest SAC and to air quality 
within the SAC.

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 comprises of a two storey detached dwelling. It is not within a Conservation 
area nor is it a Listed building. 

Description of Proposal:

To replace 1 existing dwelling (detached) with 2 new dwellings (semi-detached). 

Relevant History:

EPF/0369/00 Side extension to provide garage, study and games room with the inclusion of a 
rear dormer. Approved and implemented

Policies Applied:

Adopted Local Plan:

CP2 Protecting the quality of the rural and built environment
DBE1              Design of New Buildings
DBE2              Effect on neighbouring properties
DBE8              Private Amenity Space
DBE9 Loss of Amenity
H2A                Previously developed land
LL10               Adequacy of provision for landscape retention
ST4                 Road Safety
ST1                 Location of development

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
T1 - Sustainable Transport Choices
T2 - Safeguarding of Routes and Facilities
DM1 - Habitat Protection and Improving Biodiversity
DM2 - Epping Forest SAC and the Lee Valley SPA
DM3 - Landscape Character, Ancient Landscapes and Geodiversity
DM4 - Green Belt
DM10 - Housing Design and Quality
DM11 - Waste Recycling Facilities on New Development

DM16 - Sustainable Drainage Systems
DM18 - On Site Management of Waste Water and Water Supply
DM19 - Sustainable Water Use
DM21 - Local Environmental Impacts, Pollution and Land Contamination
DM22 - Air Quality

Summary of Representations Received  

6 Neighbours consulted:

5 CONNAUGHT HILL – OBJECTED to the development on the basis that 

 We believe the proposal will appear bulky, overbearing and out of scale with neighbouring 
properties

 The present two-storey building has a single storey rear extension whereas the proposed 
Application is for a three-storey extension out of keeping and overbearing on neighbouring 
properties.  The height of the proposed ridge and adjoining rear 3rd floor flat roof will loom 
over the site.  The proposed building has not been set down enough into the slope of High 
Beech Road

 Therefore the proposed building would overlook and create loss of privacy to neighbouring 
properties

 We do not agree that the many large trees to the rear of the property will not be damaged 
by the proposed excavation/building works and would like this checked very carefully.

3 CONNAUGHT HILL – OBJECTED to the development on the basis that 

- Development would be bulky and too high 
- Rear extensions would be out of character
- Assurance needs to be provided regarding trees at the site
- Proposal is out of character with other dwellings on the street

LETTER OF SUPPORT FROM BOTH IMMEDIATE ADJOINING NEIGHBOURS AT 36 AND 40 
HIGH BEECH ROAD:

Support of scheme on the following grounds:
- Property is in a state of disrepair and eyesore
- Plans are in custom with rest of the street which contains different properties and offices
- Plans will not reduce sunlight, in fact sunlight would be increased
- As garden to the rear is completely overgrown it:

 Has become a haven for vermin including foxes
 Blocks sunlight into no 40
 Causing increasing risk to personal injury and damage to properties on both sides 



from the collapse of the ‘trees’ as they are not established but overgrown bushes 
and weeds

 Developer has taken time to talk to us through his plans and actions to protect our 
properties during the proposed work.

LOUGHTON TOWN COUNCIL - OBJECTED to the proposal on the grounds that the proposal was 
overbearing due to its bulk and height and was out of keeping with neighbouring properties and 
the street scene. By reason of the height and massing of this proposal it was detrimental to the 
amenity of the neighbours. Members have expressed concerns regarding the trees on the site. 

Main Issues and Considerations:

The main issues with this application relate to design, impact on amenity, parking and trees and 
landscaping 

Design

The proposed dwellings would have strong gabled roof form with a front gabled projection. The 
dwellings would be traditional in design and appearance. The building height would be similar to 
existing dwellings within the locality and whilst the proposal would have a gabled roof form, this 
would not appear unusual within the locality as there are a variety of roof forms can be witnessed 
from the general street scene.

The proposed dwellings would be symmetrical and proportionate in their design and features. 
They would result in a more uniform appearance compared with the existing dwellinghouse. 

The proposed rear dormer windows be would adequately separated from each other as well as set 
down from the ridge and set back from the eaves to maintain a subordinate relationship with the 
roof space of the proposed dwellings.

Overall, the proposal represents high quality design and would complement the character of the 
locality. There are a variety of dwellings types in the locality and the proposal would not appear out 
of character when viewed from the general street scene.  

Living Conditions

Due to the height, width and depth of the proposed dwellings, they would not result in excessive 
harm to neighbour amenity by way of loss of light, outlook or privacy. The proposed dwellings 
would have the same building line as neighbouring dwellings and similar building heights. The 
impact of the proposed would be similar to the existing situation. The proposal would not result in 
increased levels of overlooking compared with the existing glazing at the application dwelling.

Highways and Parking Matters

Two parking spaces are to be provided for each dwelling. This complies with Essex County 
Council Vehicle Parking Standards.  No objections have been received from the Highway 
Authority. Moreover, the site is in close proximity to Loughton Underground Station and other 
amenities. It is therefore within a sustainable location. The street is not classified and any vehicle 
crossovers would not require planning permission from the District Council but would require 
separate approval from the Highway Authority. 

Trees and landscaping

The tree officer has no objection to the proposal subject to recommended conditions.



Special Area of Conservation 

As set out in Policy DM 2 and DM 22 of the emerging Local Plan, issues have been identified with 
respect to the effect of development on the integrity of the Epping Forest Special Area of 
Conservation (SAC) as a result of increased visitor pressure arising from new residential 
development, and from relatively poor local air quality alongside the roads that traverse the SAC. 
The Council is currently developing with partners an interim strategy for the management and 
monitoring of visitor pressures on the SAC. This will include measures to be funded through the 
securing of financial contributions from new development in accordance with Policy DM 2. 
Notwithstanding the fact that this work is yet to be completed the agent has confirmed willingness 
to enter into a S106 Agreement.

Conclusion:

The proposed dwellings would be of a size, design and scale that would complement the locality 
and the dwellings would safeguard the living conditions of neighbours. The proposal is accordingly 
recommended for approval subject to a legal agreement to secure a financial contribution towards 
access management and monitoring of visitors to the Epping Forest.

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 564 298

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/0486/18

SITE ADDRESS: 53 Queens Road
Buckhurst Hill
Essex
IG9 6DN

PARISH: Buckhurst Hill

WARD: Buckhurst Hill West

APPLICANT: Mr Howard Winston

DESCRIPTION OF 
PROPOSAL:

Change of use of ground floor from retail (Class A1) to use as Nail 
Bar (Sui Generis)

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=606036

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 Notwithstanding the provisions of the Town & Country Planning (General Permitted 
Development  (England)) Order 2015 as amended (or any other Order revoking, 
further amending or re-enacting that Order), the premises shall only be used for the 
purpose hereby permitted and shall not be permitted to change to any use falling 
within a different use class without prior consent from the Local Planning Authority.

3 A window display shall be maintained in the premises at all times such that views 
into the shop are retained.

123

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=606036


Report Item No: 10

APPLICATION No: EPF/0487/18

SITE ADDRESS: 53 Queens Road
Buckhurst Hill
Essex
IG9 6DN

PARISH: Buckhurst Hill

WARD: Buckhurst Hill West

APPLICANT: Mr Howard Winston

DESCRIPTION OF 
PROPOSAL:

Application for variation of condition 6 'use restriction' on planning 
application EPF/0837/16 (Conversion and extension of existing 
premises. Retention of Class A1 retail unit on street frontage. 
Change of use of first floor from use ancillary to A1 use to Class 
C3 (A) residential. Rear part of existing retail unit to change use 
from A1 to Class C3 (A) residential to allow use for financial and 
professional services (Use Class  A2))

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=606037

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 Notwithstanding the provisions of the Town & Country Planning (General Permitted 
Development (England)) Order 2015 as amended (or any other Order revoking, 
further amending or re-enacting that Order), the premises shall only be used for the 
purpose hereby permitted and shall not be permitted to change to any use falling 
within a different use class without prior consent from the Local Planning Authority.

3 A window display shall be maintained in the premises at all times such that views 
into the shop are retained.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=606037


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

Description of Site:

The application site lies on the north side of Queens Road. The property is hoarded off to facilitate 
implementation of planning permission EPF/0837/16 comprising ground, first and roof level 
extensions, creation of three flats and retaining a reduced commercial floor space on the ground 
floor. The application site is semi-detached, comprising around two thirds of the frontage width, the 
second unit houses an opticians with residential accommodation above.

The site lies towards the lower eastern end of the designated district centre, within the primary 
shopping frontage identified in the emerging Local Plan,  where a wide mix of building styles exist 
although predominantly two storey in this section of the road..

Description of Proposal: 

Two applications have been submitted for different uses of the ground floor commercial space, 
which comprises around 20sq.m. commercial space. The two applications are not linked and both 
uses are submitted for consideration on their own merits. Neither application proposes any 
alterations to the building from the approved layout which includes a standard shopfront onto the 
road frontage.

Application EPF/0486/18 proposes use as a nail bar, a sui generis use.

Application EPF/0487/18 proposes use as an office for financial and professional services, within 
Use Class A2. No specific end user within this class is identified.

Relevant History:

Records suggest the property was originally a dwelling converted into a shop in the 1960s/70s.

EPF/0837/16 As above for extensions to the building was allowed on appeal, following initial 
refusal on design and parking.  Condition 6 of that planning permission states:

“The ground floor commercial premises shall be used for A1 and for no other 
purpose (including any other purpose in Class A of the Schedule to the Town and 
Country Planning (Use Classes) Order 1987 (as amended) (or in any provision 
equivalent to that Class in any statutory instrument revoking and re-enacting that 
Order with or without modification).”

Policies Applied:

Adopted Local Plan:

CP1 Achieving sustainable development objectives
TC1 Town Centre Hierarchy
RP5A Adverse Environmental Impacts
DBE9 Loss of Amenity

NPPF:

The National Planning Policy Framework (NPPF) has been adopted as national policy since March 
2012. Paragraph 215 states that due weight should be given to relevant policies in existing plans 



according to their degree of consistency with the framework.  The above policies are broadly 
consistent with the NPPF and should therefore be given appropriate weight.

Draft Local Plan:

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
E2 Centre Hierarchy / Retail Policy
DM9 High Quality Design
P5 Place shaping – Buckhurst Hill

Consultation Carried Out and Summary of Representations Received  

Number of neighbours consulted:  25 on each application
Site notice posted:  No, not required
Responses received:  No response received from neighbours.
Buckhurst Hill Parish Council have objected to both applications:

EPF/0486/18 – The Parish consider a nail bar to be within the A1 use class and do not see the 
need too change the use class.

EPF/0487/18 – The objection comments that there is insufficient information, but raises concern 
that the scheme could have a negative impact on the retail area in that part of Queens Road.

Main Issues and Considerations:

Both applications raise the same issues over the loss of retail floor space from the primary 
frontage. 

Emerging policy places an increased emphasis on protecting the retail core of existing commercial 
centres which is broadly recognised as important to maintaining the viability of the town centre 
offer particularly to day time operations. Policy P5 seeks to limit the amount of non-retail frontage 
in the main frontage of Buckhurst Hill to around 35%, based on a linear frontage. The town centre 
survey as part of the emerging local plan suggests further loss of retail space should be resisted, 
although wider policy guidance indicates the need to apply such policies flexibly. However, either 
application would result in the loss of retail frontage of less than 2% of the linear frontage.  This 
needs to be assessed in the context of the reasons for the site having a retail designation, the 
probability of a retail occupier coming forward and any other options that may then be available.

At the time of the previous application and appeal, some evidence of demand for a small retail unit 
was identified and the Council wished to retain control of the use to allow the impact of any other 
use of the residential flat behind to be assessed. Due to changes in local and national economic 
conditions, efforts to market the unit through a local agent have been unsuccessful and the 
alternatives proposed in the application currently represent the only interest. In the absence of any 
plausible alternative use, refusal to approve the application is likely to result in the commercial 
space remaining vacant. 



It is noted that both uses will be likely to operate during the day and can be seen as promoting 
linked trips with other town centre uses, they can therefore be regarded as positively influencing 
the vitality of the centre.  Neither use is expected to generate levels of noise and disturbance that 
may be considered detrimental to the amenities of occupiers of the residential accommodation to 
the rear in particular.

Members may also wish to have regard to the applicant’s submission that the A2 use only requires 
planning permission by virtue of the requirements of condition 6 of planning permission 
EPF/0837/16, otherwise such a change would be permitted under the GPDO. 

While noting the objections from the Parish Council, it is evident that their comments in respect of 
application EPF/0486/18 are based on a misunderstanding of the application proposal: Officers 
are clear that a nail bar does not fall within Use Class A1.

Conclusion:

Officers are satisfied that attempts have been made to market the unit for retail purposes and 
these have been unsuccessful. The alternatives propose uses that will be consistent with 
maintaining viability and vitality of the day time economy in the core frontage 

Both applications are therefore recommended for approval. It is appropriate that an open frontage 
is maintained in order to ensure visual compatibility with the remainder of the centre and a 
condition to this effect in included on both applications. It is also appropriate to retain control over 
future changes of use that may otherwise be permitted by the GPDO for similar reasons to that 
justifying the original control, specifically to consider the impact of any such uses on residential 
amenity.

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

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

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