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Appeal Decision 
Site visit made on 19 February 2014 

by John D Allan BA(Hons) BTP MRTPI 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date: 12 March 2014 

 

Appeal Ref: APP/Z5060/A/13/2210738 

3 Princess Parade, New Road, Dagenham, Essex RM10 9LS 

• The appeal is made under section 78 of the Town and Country Planning Act 1990 against 

a refusal to grant planning permission. 
• The appeal is made by Rev Jamil Sekyanzi against the decision of the Council of the 

London Borough of Barking & Dagenham. 
• The application Ref 13/00632/FUL, dated 25 July 2013, was refused by notice dated    

11 November 2013. 
• The development proposed is use of the property as a place of worship – D1 Class. 

 

 

Decision 

1. The appeal is allowed and planning permission is granted for use of the 

property as a place of worship – D1 Class at 3 Princess Parade, New Road, 

Dagenham, Essex RM10 9LS in accordance with the terms of the application, 

Ref 13/00632/ FUL, dated 25 July 2013, subject to the following conditions: 

  

1) The use hereby permitted shall not take place outside the following times: 

0700 hrs to 2200 hrs. 

  

2) Within three months from the date of this permission a management plan 

seeking to minimise noise and disturbance arising from the use shall be 

submitted to the local planning authority.  The plan shall include details of 

noise insulation measures to be installed to protect the first floor residential 

premises from noise from the use of the premises.  The noise insulation shall 

be installed in accordance with the approved details within three months of 

the date of the approval by the local planning authority and thereafter 

maintained unless otherwise agreed in writing by the local planning 

authority. 

 

Procedural Matter 

 

2. The application was retrospective and use of the property as a place of worship 

has already commenced. 



Appeal Decision APP/Z5060/A/13/2210738 

 

 

 

2 

Main Issues 

3. The main issues are whether the use generates levels of car parking that 

unacceptably impacts upon the residential character of the area and highway 

safety, particularly along Whitebarn Lane, and the effect of the use upon the 

living conditions of occupiers within the residential accommodation above 3 

Princess Parade with regard to noise and disturbance. 

Reasons 

4. The appeal property is a ground floor premises within a commercial parade 

with independent residential accommodation above.  The parade is mixed in 

character with a variety of uses including, a tyre and exhaust fitting business, 

restaurants/takeaways and, amongst other things, some other places of 

worship.  It fronts on to a busy main road such that the area is very active with 

a significant degree of general background noise.     

5. The property is a former shop premises and has limited internal space in terms 

of its area.  This has the effect of limiting the size of the congregation during 

the church’s services, which take place on Friday evenings and Sunday 

mornings, to around a maximum of 30 members with little scope for any future 

meaningful expansion.  At other times the church provides drop-in services 

where visitor’s numbers will vary and will be spread over several hours during a 

typical day. 

6. For the majority of the time I find that the use of the premises would operate 

with little difference in comparison to a retail or other commercial use that 

would be typical for the parade.  During the services I accept that the numbers 

attending the premises would peak.  This could result in some additional 

demand for parking spaces nearby, especially in the surrounding residential 

streets behind the premises, along Whitebarn Lane in particular, given the no-

stopping restrictions that apply along New Road.   

7. However, I am mindful that the area is well served by regular buses.  It is also 

in reasonable proximity to the Dagenham Dock rail station and is highly 

accessible on foot from the surroundings.  Therefore, despite suggestions that 

the use has led to unacceptable degrees of congestion and demand for parking 

locally, I am not persuaded by any substantive evidence that the use gives rise 

to volumes of traffic that are significant.  Neither do I find that any problems 

that may be experienced by some residents over inconsiderate parking are 

necessarily attributable to the use of the appeal premises, especially given the 

absence of any parking control in these surrounding residential streets, and in 

particular along Whitebarn Lane, where anyone using any of the local services 

is at liberty to park. 

8. Although Whitebarn Lane is heavily parked, formal provision is made along its 

length for cars to park partly on its reasonably wide pavements.  As a 

consequence I saw little impediment to the flow of traffic, which in any event is 

likely to be of fairly low speeds given that it is a no-through road with access 

onto New Road prohibited.  Therefore, and in light of my findings in relation to 

the degree of parking demand that could reasonably be attributed to the use, I 

can detect little, if any, impact upon matters relating to highway safety. 
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9. I appreciate that heavily parked streets can be frustrating for residents.  

However, parked cars are a feature of Whitebarn Lane, which are catered for in 

its design and road markings.  In my view the use of 3 Princess Parade as a 

place of worship has little bearing on the residential character of this 

surrounding area.   

10. I can understand the Council’s concern over the potential noise that could be 

generated from the sounds of worship within the premises and how this may 

transfer to the independent living space above.  However, given the mixed uses 

within this parade and its location on a busy road, it is evident that the first 

floor residences would not necessarily expect to enjoy the level of tranquillity 

that may exist in other wholly residential areas.   

11. Notwithstanding this, I consider it is important that the first floor flat is 

protected from any excessive noise over and above that which would be 

attributable to its busy location.  The Council’s Environmental Health Team has 

advised that this could be achieved through adequate sound insulation to the 

ground floor premises.  I have no reason to disagree and despite the 

retrospective nature of the application I am satisfied that this could be 

adequately addressed within a reasonable time frame by conditions.  

Conclusions 

12. For the reasons I have given I find that there is no clear evidence to support 

the view that the proposal has given rise to additional parking that is harmful 

to either residential amenity or highway safety.  In this regard there is no 

material conflict with the aims and objectives of Policies BR9: Parking or BR10: 

Sustainable Transport of the Council’s Borough Wide Development Policies 

Development Plan Document (DPD) 2011.  With suitable control over the hours 

of use and appropriate noise mitigation I am satisfied that the use will not 

harm the living conditions of any adjoining occupiers.  There is therefore no 

conflict with DPD Policy BP8: Protecting Residential Amenity.  Accordingly, and 

having regard to all other matters raised, the appeal is allowed subject to the 

conditions discussed. 

                        

John D Allan 

INSPECTOR     

 

 

 


