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3rd August 2023

Dear Sir,
Re: Your Ref  3/23/1371/FUL
Land Adjacent to The Cottage, Green End, Dane End SG12 0NY

We would like to address a number of points made in this planning application however,

first we wish to comment on the previous history of this site as we feel it is relevant to

the future of this piece of land which was originally a kitchen garden.

‘The Cottage’ started its life as a one up one down fruit store for the kitchen garden which

formed part of the Green End Park estate.

When the fruit store was sold along with the kitchen garden, the purchaser submitted a planning application for a modest dwelling and thus, years of development began.

Despite many and varied planning restrictions the property grew and grew and with the use of

‘permitted development’ and plenty of not permitted development, has become the modern 
monster it is today.

We would urge you to take time to look at its very chequered planning history by the past and 

present owners of the property particularly at the applications for garages and storage and 

equipment areas which once granted were then built and formed as part of the dwelling

thus extending the living areas.

We note this new application is to be an eco, energy efficient and bio-diverse design.
We realise this application ‘ticks all the right boxes’ as regards 21st century planning

requirements however, we would dispute this has been taken into any consideration as

regards the applicants present dwelling ‘The Cottage’, we therefore doubt once and if the 

application was granted it would remain as the Planning Control had envisaged.

I refer back to the chequered history of ‘The Cottage’ many planning applications.

We already suffer significantly with light pollution from ‘The Cottage’ as the entire building
front and back is floodlit.  Gone are the days of enjoying the night sky, we endure a scene which

is reminiscent of an airport runway.

The swimming pool and various extensions have replaced the back quarter of a shared walled 

garden.  One questions the ethics of eco, energy efficient and bio-diversity of the applicants

past, present and future buildings.

As residents of the unique hamlet Green End is, we are extremely concerned about the
over development of the property, with the size of the applicants plot; the old kitchen garden 

if further development is allowed, will be a lever for future development on this site.

It has been noted in correspondence from your Planning Control to previous developments

in Green End that there has been an ‘inconsistency in planning decisions’.

‘The Cottage’ is the largest ‘new build’ dwelling to have been built since the 18th century when 

the elegant country homes of Munden Parva and Green End Park were built.

We urge you to help save our hamlet from the proposed and any further development.

2.

We now address various points made in this application in numerological order:
The owners are well established in the area and have lived in the property for over 10 years; they are now looking for opportunities for their parents to relocate back into the area so they can assist them with their future care.

Having lived here ourselves for 48 years and know many people old and new in the villages and neighbouring parishes we would question the parents ‘relocating back to the area’.

The applicant is in a unique position where they have an area of previously developed land, currently being used as a 

tennis court, which would facilitate the construction of a single storey dwelling….
The only ‘previous development’ on this land were fruit trees and vegetable gardens and the present tennis court ‘development’ is a far cry from a proposed dwelling!

Positioned 0.8miles from the further employment opportunities of Dane End Car Sales and Christmas Tree Farm along 
with numerous small businesses.
Dane End Car Sales and the ‘numerous small businesses’ have all gone since the redevelopment

of Home Farm, Dane End for housing.

The Cottage is an existing dwelling that has had extensions and alterations undertaken to it.
Refer to our previous comments and the planning history in your archives mostly of dubious 
permitted and un-authorised development resulting in enforcements orders for demolition of 

the areas in question. 
Much of the last building work was undertaken during lockdown when Planning Officers

were not making inspections. 

Local Design Vernacular and Context  

Green End is a picturesque setting with a diverse and mixed architectural vernacular 
(examples of which are provided below).

Four of the five photos/examples are out of date with the buildings not resembling the images at all.
One questions the research and competency of the applicants architect. 

There is one building listed noted within proximity to the application site.

The proposed dwelling has been situated in a sympathetic location on the site that will not impact on the 

existing listed building.
There are eight listed buildings in Green End five of which are ‘within the proximity’.
The proposed dwelling has been designed as a single storey unit.
Refer to our previous comments and the planning history by the applicant in your archives.

It is highly unlikely to stay that way.

Economic:  The proposed unit will not only create employment during the construction process but will continue 

to provide revenue to the local vicinity with the upkeep and maintenance of the property with such things as 

Gardeners/Heating Maintenance/Window Cleaning etc.  
Poetic Licence.  It is hardly likely to create an economic boom.
The occupiers of the property will add to the prosperity of the village by supporting local facilities and service.
The village shop if they run out of an essential.

Possibly the church.

Purchasing a Christmas tree for the festive season is also a possibility.

They may drive to the pub, if it is still open by then.
But one assumes the proposed residents will not be enjoying the facilities the 
local infant/junior school have to offer.

The construction of the unit will go toward the provision of the councils housing requirement.

One unit for parents ‘will go toward the councils housing requirement’ = Poetic Licence.

3.

The attached Biodiversity enhancement plan indicate the proposed implementation of Ponds, Bat boxes, Birdboxes, Bumblebee Boxes, improved terrestrial habitat and enhanced planting.
Green End being a very rural hamlet has a wonderful ‘terrestrial habitat’ with a plethora of 
wildlife visiting our gardens during the day and particularly at night.

We have regular nocturnal visits from the badgers and foxes, the hedgehogs have their regular 

route around our neighbours gardens and with a large number of ponds within our immediate 

vicinity, we are blessed with an abundance of amphibian families.

What we and our neighbours are sad to hear are the birds that still sing at night as they are nesting

within the radius of what is now considered to be the ‘norm’ and ‘fashionable’ floodlighting

of properties.
Installing the various man made homes for the wildlife is to be encouraged especially so in 

urban areas however, developing an already perfect natural habitat can only be detrimental

and once it has been built upon it can never replace the fast disappearing rural countryside 

and life our creatures and humans enjoy.

The site will also look to implement enhanced insulation values and renewable technologies such as Air Source Heat Pumps, Ground Source Heat Pumps and Solar PV panels along with the full provision of electric car charging facilities. All of which are detailed within the supporting document provided.
Air Source Heat Pumps – we spent many years having to listen to the constant droning of  

‘The Cottages’ swimming pool filter pumps and heaters that had been sited on our boundary,

the noise had the effect of a ‘Chinese Torture’.  Thankfully after several years the pool and back 
garden were revamped and the pool machinery was moved and housed quite some distance away.

The prospect of having air source heat pumps installed on our other boundary is an intolerable prospect. I am sure the neighbours whose boundary wall the ‘proposed development’ will be alongside will share the same opinion.
We will not be convinced these pumps run silently, we have yet to hear one that does!

With the current energy crisis taking hold it is the objective of this proposal to produce a property that is as close to 
Net Zero as possible (within the realms of financial viability).
An interesting comment from an applicant who heats an outdoor swimming pool and illuminates 
the neighbourhood with floodlight polluting our night sky !

When considering this application and whether its location could be deemed sustainable it is worth drawing the council’s attention to recent planning and appeal decisions for new build dwellings outside of the village of development envelopes.
The examples used in this application are for sites in far larger villages, not small hamlets such 
as Green End.

Furthermore:  “The proposed takes similar thus, future occupants of the appeal property need not be entirely car reliant as there are realistic and convenient options to travel by other modes. In this respect and bearing in mind that opportunities to maximise sustainable transport will be more inherently limited in rural areas, the proposal would enable future occupants to capture health benefits from sustainable travel and it would have lower carbon emissions derived from transport than a more remote dwelling. Overall, the proposal would be in a sustainable location and would adequately balance rural growth and sustainable transport”
It could therefore be argued that the proposed application site presents an almost identical scenario to the approved appeal….

We dispute such a comparison.
1. Positioned 0.4miles from the employment facility of Lordship Barns

2. Positioned 0.8miles from the further employment opportunities of Dane End Car Sales and Christmas Tree Farm along      with numerous businesses.  

3. Positioned and connected to the larger settlements of Baldock, Buntingford, Stevenage, Hitchin, Letchworth, Royston and Bishops Stortford via Hertslynx dial bus service.

1. One presumes the prospective residents of the new build are retired 

2. The ‘employment opportunities’ have been previously covered

3. There is no bus service to or from Green End. It is a 1.5 mile walk to Dane End to catch a bus.
4.

The proposal would not harm the character and appearance of the area due its single storey design. 

The form and proposed material would be in keeping with the local vernacular.
This is assuming, if approved, it remained the design that had been granted.
The track record for planning applications, building and planning control on this site are 

extremely questionable. 

One would anticipate a modest new build to end up of gargantuan proportion as per the 

applicants property. 

Relevant Planning History

The principle that development and expansion to sites and the properties in the immediate area are demonstrated by the planning history below: -
Appeal Ref: APP/J1915/W/20/3258799 Land adjoining Spring Paddocks, East End, Furneux Pelham   

Appeal Ref: APP/J1915/W/16/3147738 - Albury Lime Kiln, Little Hadham

Appeal Ref: APP/J1915/W/18/3205669 – Acremore, Acreman Street, Little Hadham.
These are by no means ‘in the immediate area’ and as previously mentioned, are far bigger villages.
A recent appeal decision concluded that the Council cannot currently demonstrate a five-year supply of deliverable housing sites.
The Council's lack of a 5 Year Housing Land Supply is a material consideration which needs to be given significant weight.  The benefits of the proposed development which include the provision of a sustainable new dwelling that would contribute to the Council's housing need
One fails to understand how this planning application is the answer to the ‘councils housing needs’
and therefore ‘needs to be given significant weight’.

As residents we would watch for the further creeping development of ‘The Cottage’ plot of land.

(c) Avoid significant detrimental impacts on the amenity of occupiers of neighbouring properties and land, and ensure that their environments are not harmed by noise and disturbance or by inadequate daylight, privacy or overshadowing; -  

The generous spacing between the application boundaries and neighbouring properties will remain with the single storey nature of the proposed unit ensuring privacy is retained and not overshadowing to neighbouring amenity.
These same points were supposed to have been upheld many years ago when ‘The Cottage’ was first 

constructed.  None of these were relevant when it came to the exploitation of the planning loopholes, retrospective planning permissions and the many ‘permitted developments’ making any ‘privacy’

impossible without us having to grow large specimen trees and bamboo plants to form some sort 

of screening.  Unfortunately, these do not screen from the aforementioned floodlights. 

It is difficult to tell how ‘generous’ the proposed ‘spacing’ is between the proposed dwelling and neighbouring boundaries but it appears not to be very generous when considering alternative areas 

within such a large plot.
The proposed works are within previously developed land on an existing tennis court and will promote best use of existing land.

One questions that a new build to replace ‘previously developed land’ being a tennis court, is promoting the best use of existing land!

The site is currently laid as a tennis court/hardstanding and as such provides very little in the way of Biodiversity. The proposed dwelling looks to implement new planting and bio enhancements with a large part of its structure as green roof the proposal will dramatically increase the area of soft landscaping to the site (Please refer to attached Landscape/Bio Enhancement Plan).

Bio Diversity, Bio Enhancements and Eco Friendly and Efficient are seemingly the fashionable sound bites to accompany planning applications nowadays.  This application is on an area that could be newly planted with trees and shrubs, ponds formed and the various bird boxes, bee houses etc. as detailed 

in the planning application.  These could be installed in this lovely old kitchen garden without the need to build a new property.
5.
The size, scale and design of the project would be as shown on submitted drawings. The perceived height of the proposed unit would be minimised by the ridge height set to a subservient level.  The property will retain its subservient nature to neighbouring properties with existing separation retained to either boundary.

Our views are cynical.

Having endured many, many years of building work, alterations and extensions, far too many to list,

at ‘The Cottage’, we have zero faith in planning controls and have witnessed first hand the total 

sham an approved planning application holds.

There has been no regard to the environment, the neighbourhood, the Parish Councils views even
your own Planning Departments decisions.  Many planning issues have been swept under the 

carpet and/or rescinded, in your own words ‘inconsistent with planning decisions’, why would 
we think this application will be any different from the applicants last epic build?

Conclusion

1. This proposal will provide market housing to contribute towards meeting the housing supply in the district.
2. The development will look to dramatically enhance the existing Biodiversity to the site.
3. The dwelling will support the local economy.

4. The dwelling will allow the applicants family to return to the area which they have lived for many years to share the site with their family.
5. The development would have no adverse impact on residential amenity, or any other material planning consideration.
6. The proposed building works will have no adverse impact on its setting and will preserve the character and appearance of the area.  

7. The merits of this proposal warrant the grant of planning permission.

8. In conclusion, the proposed works are of a high-quality design and the grant of planning permission is anticipated.
1. One property for family members ‘contributing towards meeting the housing supply’ 
Poetic licence

2. Disagree for reasons previously documented.

3. Disagree for reasons previously documented 

4. Disagree for reasons previously documented and would challenge this comment.

5. Maybe not short term but long term would lead to further development of not only the new application but further development of the site in question.

6. This application does not ‘preserve’ the kitchen garden character and appearance as desired.
7. The ‘merits’ are through the rose tinted spectacles of the applicants ‘Planning Consultancy Ltd.’

who are acting on their behalf in an attempt to obtain planning permission.

8. As residents and as previously highlighted, we are cynical about any application made given
      the planning history of the applicants/owners of the property ‘The Cottage’ and this plot of land.

To summarise.

We feel we have made our views clear on this planning application.

The 23 page Design and Access and Planning Statement appears to have been prepared by an agent 

who has not researched our hamlet and exercised poetic licence to create an elaboration of facts.     

No doubt the application will be considered on its merit alone however, we hope you will take into

consideration our concerns in view of the chequered history with the previous applications on this land.

‘The Cottage’ has been on the market for sale with Savills of Bishops Stortford, one wonders if it 
will become 
a more saleable package with granted planning permission for development?

Is it not a strange coincidence the original owner and (over) developer of ‘The Cottage’ also

(over) developed ‘The Cottage’ for the present owners and has also submitted this latest

Planning Application under yet another company name:  The Planning Consultancy Ltd?

We thank you/your department for sending us notification of this planning application as without 

this we would be unaware there had been one made as there is no notice of planning application

intent on the property boundary or thereabouts.

Refused applications in the neighbourhood
