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 7. LOCAL PLAN ISSUES AND OPTIONS CONSULTATION  (Pages 45 - 210) 
 

  (Planning Portfolio Holder) To consider the attached report (LPC-002-2012/13). 
 
(1) Appendix 1, Issues & Options for the Local Plan, has been published to the 
website as a separate supplementary agenda as the report is 165 pages, and printed 
copies have been provided to the members of the Cabinet Committee and Group 
Leaders. If any other Member wishes to have their own printed copy then please 
contact Democratic Services by Wednesday 20 June 2012. 
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Foreword 
 
There has been a lot of change in the “planning world” over the last couple of years. 
Much of the previous guidance, and most of the higher level plans have been 
abolished, with a requirement that district councils now take responsibility for 
planning for their own areas. 
 
Local plans have been in place for the area covered by Epping Forest District since 
the 1980s, and have performed well in protecting the Green Belt and directing 
necessary development to the right places. We now find ourselves in a position 
where the land available for development within our existing towns and villages is 
running out, yet national planning policy requires that we make necessary provision 
for new houses and jobs. We therefore need to adopt a new local plan for the district 
which makes such provision. If we do not make some planned provision for new 
growth we will be in a much weaker position to protect the rest of the Green Belt. 
 
As part of this process we will also be looking at the infrastructure that is already 
planned, and what should be provided to support new development.  
 
It is important to stress that this document is not a policy document. It does not 
replace the existing local plan at this stage. We are presenting what we think are all 
of the current planning issues and potential options, and seeking your views on 
these. This is your opportunity to get involved and help shape the future of Epping 
Forest District – this really is all about “Community Choices”. 
 
We realise that holding a significant consultation period during this summer, whilst so 
many other events are being held, is not ideal. We are therefore allowing a longer 
consultation period, from 6 weeks which is the statutory minimum, to 8 weeks. 
Changes to national policy mean that the existing local plan ceases to be in effect 
from April 2013. We must therefore work quickly to ensure that we can protect the 
district from inappropriate development. 
 
 
Cllr Richard Bassett, Portfolio Holder (PFH) for Planning 
 
July 2012 
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1.  Introduction 
 

1.1 This document includes information on the current knowledge and thinking on the 
future development of the area. This is not a policy document, and you should not 
assume that all areas identified here will end up being designated as development 
sites in the final version of the local plan. This is the first opportunity for you to tell us 
whether we have identified all the significant issues for the future planning of the 
district, and to give us your views on the options we have included. Have we missed 
anything – please let us know. This is an early stage of plan making and we don’t 
have all the answers yet. Where there are significant gaps in our knowledge at 
present we highlight this, and ask for views on how we can fill these gaps. 
 

1.2 There are a number of more detailed references included in Annex 1. Please 
investigate these if you wish to know more. 
 
What is the Local Plan? 
 

1.3 The Local Plan (LP) will set out the planning policies that will guide development in 
Epping Forest District over the next 20 years. The LP will use the views of the local 
community and a robust evidence base to establish a vision for how the district will 
develop along with more detailed planning policies to deliver: 
 

• conservation and enhancement of the natural and historic environment, 
including landscape; 

• the homes and jobs needed in the area; 
• the provision of retail, leisure and other commercial development; 
• the provision of infrastructure for transport, energy (including heat), 

telecommunications, waste management, water supply, wastewater, flood 
risk management, and the extraction of minerals; 

• the provision of health, security, community and cultural services and other 
local facilities; and 

• climate change mitigation and adaptation.  
 
How is the Local Plan prepared? 
 

1.4 The LP will bring together the evidence we have collated, and the views of residents 
and businesses to adopt the most appropriate planning policies for the district for the 
next 20 years. There are a number of stages of preparation: 
 
Community Visioning & research  Winter 2010/2011 
Community Choices (Issues & Options) July 2012 
Draft Local Plan (Preferred Options)  January 2013 
Submission Local Plan    Autumn 2013 
Examination in Public    Winter 2013/14 
Local Plan adopted    Spring 2014 
 

1.5 A robust evidence base has been gathered which includes the findings of a number 
of studies on housing, employment, the natural environment and other strategic 
issues. The evidence base also contains the views of the local community following 
feedback from the “Community Visioning” exercise which was carried out between 
November 2010 and January 2011. 
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What about the East of England Plan? 
 

1.6 The East of England Plan (EEP) is the Regional Strategy for the East of England, of 
which Epping Forest District is part. It was published in May 2008, and set housing 
and employment growth targets for each local authority area. The Government has 
made clear its intention to abolish all Regional Strategies, but this has not yet 
formally occurred. No timetable has been published for the proposed abolition of the 
EEP, but it is anticipated that this will occur before the Local Plan can be adopted. 
EFDC is therefore considering both the requirements of the EEP, and other locally 
assessed growth targets at this stage. 
 
What is “Community Choices” about? How can I get involved? 
 

1.7 The Council wants the people who live, work and invest in Epping Forest District to 
understand more about the choices available to the Council as local planning 
authority. We also want to know your opinions about those choices, as well as tell us 
if you think we have missed an important issue at this stage – something that the 
Local Plan should address but has not been identified in this document. 
 

1.8 Please get involved – attend exhibitions, look at information on our website, complete 
and return the questionnaire online or by post. 
 
How does it fit with the new Neighbourhood Plans? 
 

1.9 The Government has introduced Neighbourhood Plans as a way for town and parish 
councils in Epping Forest District to have a positive impact on how their area will 
change over time. These Neighbourhood Plans must be prepared in accordance with 
the adopted Local Plan, and are drafted and funded primarily by town and parish 
councils. 

 
1.10 Epping Forest District Council will support the preparation of Neighbourhood Plans 

where possible. Our focus at this stage, however, is to prepare a new Local Plan for 
the whole district. The full implications of the new National Planning Policy 
Framework (NPPF) must be incorporated into new planning policies for the district. If 
this is not done quickly the Council will be in a weaker position to refuse applications 
for planning permission that it considers are inappropriate. 
 

1.11 In due course, the Council intends to work closely with town and parish councils to 
help in the preparation of Neighbourhood Plans. In the meantime, there is information 
available from the Rural Community Council for Essex or the Planning Advisory 
Service on the preparation of these plans should any town or parish council be 
interested in looking into the requirements. 
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2.  The District in 2011 and 2033, including our Vision and Aims 
 
Population 
 

2.1 The district’s population has grown steadily over the last 
50 years, from 108,000 people in 19611 to almost 
124,700 in 2010. Population estimates and projections 
issued since the 2001 Census indicate that the 
population could continue to rise to a total of roughly 
142,900 by 2033. 
 

2.2 The vast majority of the population (91.2%) was White 
British in 2001, meaning the proportion of ‘non White 
British’ people was 8.8%. This latter increased to an 
estimated 17.7% in 2009. A more diverse population is 
likely to require different forms of housing, which will 
affect how the Council plans for housing in the future. 
For example, people in some ethnic groups tend to form 
multi-generational households2. 
 

2.3 2010 estimates (published 2011) suggest that the 
district’s population is older than the average for Essex, 
and for England and Wales as a whole. Epping Forest 
District has less people in the 20 to 39 age bracket 
(23.5%, compared to 24.2% in Essex and 26.8% in 
England and Wales). Conversely, the district has more 
people within the 40 to 59 bracket (28.6%, compared to 
27.4% in Essex and 26.8% in England and Wales). 

 
2.4 Projections suggest that this situation will become more 

pronounced in the next 20 years, as the larger, already 
‘older’ population ages further, leading to a higher 
‘average age’ for the district. This is particularly 
apparent in the 75 to 90+ age bracket. These trends 
could significantly affect the need for future healthcare 
provision and for different types of housing. 

 
2.5 Life expectancy in Epping Forest District is higher than 

the national average, and is rising steadily, following the 
national trend. However, it does vary significantly in 
different areas of the district. Fertility rates have also 
risen in the last ten years, suggesting that women in the 
district are giving birth more frequently than their 
predecessors. However, the total number of births has 
been fairly steady, at approximately 1,400 per year, 
since 1996. Mortality rates are steadily decreasing year 
on year, in line with the national trend. The result of 
these trends is a fairly small (approximately 200) net 
gain of population most years, purely from the district’s 
existing residents. 

 
                                                
1 Epping Forest District became an administrative area in 1974. The population for the district 
area before this date is taken as the sum of the populations of each constituent parish. 
2 ‘Findings’: Ethnic minority families – Joseph Rowntree Foundation, 1998 

POPULATION KEY FACTS 
 
Total population 
 

1961      107,700 
1971      115,029 
1981      116,548 
1991      116,434 
2001      120,896 
2010*      124,700 
2031*      141,200 
2033*      142,900 
 
Ethnicity split: 
 

in 2001 
 

% White British  91.23% 
% Non White British  8.77%     
 
In 2009* (difference from 2001) 
 

% White British  -8.97% 
% Non White British  +8.77% 
    
Age split: 
 

in 2010* 
 

% aged <20    23.3% 
% aged 20-39    23.5% 
% aged 40-59    28.6% 
% aged 60-74    15.8% 
% aged 75-90+      8.6% 
 
In 2033* (difference from 2010) 
 

% aged <20     -1.0% 
% aged 20-39     -2.0% 
% aged 40-59     -2.5% 
% aged 60-74     +1.8% 
% aged 75-90+     +3.7% 
  
Average life expectancy  
(born 2000-09) 
 

Epping Forest*   80.0 
Essex*    79.2 
 
 
* estimates / projections 
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2.6 A large part of the population in the district (39.4%) lives within the more urban areas 
of Loughton, Grange Hill, and Buckhurst Hill. The market towns of Epping, Chipping 
Ongar and Waltham Abbey have 29.9%, and the rural areas (including the larger 
villages such as North Weald, Theydon Bois and Nazeing) account for the remaining 
30.7%3. 
 
Internal Migration (within the UK) 
 

2.7 In terms of internal migration, the trend in recent years is for people to leave London 
to come to this district, and for local residents to leave the district to go to other areas 
in the East of England4. 

 
2.8 In 2010 the district had a net gain of approximately 1,830 people from London, and a 

net loss of approximately 1,260 to other areas within the East of England region 
(comprising the counties of Essex, Hertfordshire, Bedfordshire, Cambridgeshire, 
Norfolk and Suffolk). Within the region, the main exchange of population takes place 
between the district and other Essex districts. The net effect of all of these 
exchanges was a net gain of approximately 270 people in 2010.  
 
Diagram 2.1 – Internal migration into and out of EFDC in 2010 

 
 
 

2.9 The chart below shows migration over the period 2001 to 2010. There has been an 
average net gain of just over 300 people a year. 

                                                
3 According to ward-level estimates for 2010 
4 Data from ‘Moves within England and Wales: Migration Statistics’, ONS 
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Diagram 2.2 - Migration into and out of EFDC over time 
Migration into and out of EFDC from 2000/01 to 2009/10
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International Migration ( to/from the UK) 
 

2.10 Over the last few years there have generally been slightly more people emigrating 
from the district to countries outside the UK, than there have been immigrating into 
the district5. This means that there has generally been a net loss of people through 
international migration. However, the figures for 2009-10 show a small net gain for 
the first time in the last 7 years. The chart below shows international migration over 
the period 2003-04 to 2009-10. There has been an average net loss of roughly 340 
people a year. 

 
Diagram 2.3 - Migration into and out of EFDC over time 

INTERNATIONAL migration for Epping Forest District over time
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5 Local Area Migration Indicators Tool. Data provided by the tool is to the nearest 100 people 
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Education 
 

2.11 The number of children in state primary and secondary schools in the district has 
varied slightly since 2001. Overall, the total number of primary pupils in schools in 
2011 was 8,337 (down 476 since 2001), but the number of secondary school pupils 
in 2011 was 5,807 (up 235 since 2001)6. In 2011, there were an additional 2,102 
students attending Epping Forest College, the only further education college within 
the district. 
 

2.12 There are a total of 38 state primary schools in the district, with a further six 
independent primary schools and three special schools which take primary age 
pupils. The are six secondary state schools in the district, of which only Davenant 
Foundation School, and West Hatch High School have sixth forms. Epping Forest 
College is the only other state facility for pupils from 16-19 years. There are a further 
three independent private schools in the district, two of which (Chigwell School and 
Guru Gobind Singh Khalsa College) have sixth forms. 

 
2.13 A significant proportion of pupils studying in the district’s schools live outside Epping 

Forest (16.4%)7. These pupils are most commonly from Redbridge (8.6%), Harlow 
(4.7%) or Waltham Forest (1.2%). In contrast, some 9.5% of pupils who live in 
Epping Forest study elsewhere8, most regularly in Brentwood (6.0%), Harlow (1.8%), 
and Chelmsford (1.0%). A much smaller number study in Uttlesford, Basildon, 
Braintree or Maldon. 
 
Deprivation 
 

2.14 The population of the district is on average fairly 
affluent, but there are particular pockets of 
deprivation generally in the larger towns and 
urban areas, e.g. Waltham Abbey, Loughton 
Broadway and Grange Hill. This information 
comes from the Index of Multiple Deprivation 2010 
which combines a number of indicators, such as 
economic, social and housing issues.  
 
Households 
 

2.15 The number of households (i.e. families/persons 
living alone or together in a dwelling) has risen 
steadily in the past 40 years, from 38,000 in the 
early 1970s to roughly 54,000 in 2011. This figure 
is projected to increase to approximately 64,000 
by 2033, in line with an increase in population. 
Estimates and projections show that the rise in the 
number of households is slightly lower than the 
Essex average. 

 
                                                
6 Essex Schools Organisational Plan. NB these data do not include independent (private) 
schools. Private school data are often not collected in the same way and so cannot be 
analysed here. 
7 Data from the 2010 Pupil Level Annual School Census (PLASC), but this does not include 
private schools or home schooling. 
8 Data on pupils studying outside the district are only available for the rest of Essex, as they 
are sourced from Essex County Council. 

HOUSEHOLDS KEY FACTS 
 
Total households 
 
1971    38,304 
1981    42,309 
1991    46,685 
2001    50,590 
2011*    54,000 
2033*    64,000 
 
One person households 
 
2001    29.1% 
2008*     32.7% 
2033*      41.5%  
 
Households without children 
 
2001    60.1% 
2008*     72.6% 
2033*      75.7%  
 
* estimates / projections 
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2.16 Projections also suggest that the average age of the main householder (usually the 
eldest male) will be higher, which ties in with the earlier predictions for an ‘older’ 
population. This will have implications for the types of housing required in the district, 
e.g. ‘Lifetime Homes’ which can be adapted for those with disabilities, and sheltered 
or extra-care accommodation. 

 
2.17 There will be as many households consisting of one person living alone as there will 

be of couples living together - a significant increase in single person households. 
Data also show that in future, more households will have no dependent children, i.e. 
more people will choose to live as couples, or alone, without children. 
 
Employment 
 

2.18 The most dominant sectors for employment in the district are (i) distribution, hotels 
and restaurants (25.5%); (ii) banking and finance (23.9%); and (iii) public services 
(20.7%). Growth in employment has been strong in the construction industry (5.4% 
per annum) and the transport and communications sector (7.4% per annum). 
Business structure is dominated (90.7%) by micro businesses of 1 to 10 employees. 
Micro, and small businesses (11 to 49 employees) combined make up a total of 
60.4% of employment9.  

 
2.19 As might be expected due to the availability of transport links, there is a strong 

commuting pattern into London. 
 
2.20 Over roughly the next 20 year period, predictions10 are that more traditional 

employment sectors such as manufacturing will decline sharply, and most business 
services such as real estate and research and development will experience a small 
increase. Labour recruitment, security and cleaning are predicted to rise significantly. 
Construction is predicted to continue to rise steadily, and retail and catering jobs are 
also predicted to rise. Other employment sectors predicted to increase are transport 
and public sector jobs such as health and education. The finance sector is expected 
to fall slightly. 

 
Natural and Built Heritage 
 

2.21 The district is approximately 83,500 acres (or approximately 33,800 hectares) in 
area, 92.4% of which is Metropolitan Green Belt, the highest proportion of any district 
within the East of England region. It contains one Special Area of Conservation (part 
of Epping Forest), part of a Special Protection Area/Ramsar site within the Lea Valley 
for the conservation of birds, and seven main Sites of Special Scientific Interest. 
There are 25 conservation areas and over 1,300 listed buildings. The district also 
benefits from nine Local Nature Reserves and a total of 222 Local Wildlife Sites. 
 
 
What are the key features of the main towns & villages in the District? 
 

2.22 Epping Forest District abuts Greater London yet is dominated by open countryside. 
Over half of the approximately 124,700 residents live in the areas of Loughton, 
Buckhurst Hill, Chigwell and Waltham Abbey, which account for only 5% of the area 
of the district. 
 
                                                
9 Data from the Employment Land Review 2010 
10 East of England Forecasting Model (run dated May 2011), which projects job changes up to 
2031 only 
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Loughton/Debden  
 

2.23 Loughton is a town of approximately 30,000 residents in the southern part of the 
District. The town’s growth in the 19th and 20th centuries was spurred by the opening 
of a railway line which is now part of the Central Line, with stations at Debden and 
Loughton. This provides excellent transport links into London but despite a good level 
of parking provision, there is an identified problem with commuter parking at both 
stations. The town also benefits from numerous bus services and a south facing slip 
entry road onto the M11. Congestion within the town at peak travel times is an issue. 
 

2.24 The town centre in Loughton is ranked first of the 6 main centres in the district, 
according to a UK-wide survey11 of major retail centres, but it has fallen slightly in the 
national ranking since 2000. There is a high representation of multiple retailers with 
demand from others. In terms of UK town centre averages there is a higher level of 
convenience, restaurant and café floor space and a lower than average amount of 
comparison floorspace. There are two main business areas, Langston Road and 
Oakwood Hill, in the Debden area at the eastern edge of the town.  
 

2.25 The town has three conservation areas as well as many nationally and locally listed 
buildings. There are also three state secondary schools in the area; Davenant 
Foundation, Debden Park High and Roding Valley High. There is also a state special 
school; Oak View.  
 

2.26 Growth of Loughton/Debden is wholly restricted by (i) Epping Forest along the north-
western edge; (ii) the River Roding floodplain on the south-eastern boundary, the 
latter also containing the Roding Valley Meadows Local Nature Reserve (LNR), part 
of which is a Site of Special Scientific Interest (SSSI); and (iii) the narrow but 
important Green Belt gap between north-east Debden and Theydon Bois. 

 
2.27 Debden (which includes The Broadway town centre) is mostly made up of 1950/60s 

residential estates which were built to re-house displaced east Londoners. They 
include several open spaces and greens, which with the significant number of mature 
trees, contribute significantly to the character of the area. 

 
2.28 The Broadway has a range of shops and services, including a Sainsbury’s 

supermarket on Torrington Drive, and there is a small but limited evening economy. 
The Broadway is ranked third of the 6 main centres in the district12, but it has also 
fallen in the national ranking since 2000. 

 
2.29 Significant town centre enhancement works to the public realm on The Broadway 

have been undertaken in the last 5 years. Additionally, the Winston Churchill pub, 
Sainsbury’s supermarket, the petrol filling station, the rear of Vere Road, and the 
area adjacent to the station could be potential ‘development opportunity sites’. These 
are the main areas covered by the Loughton Broadway Development Brief 

 
2.30 Areas of Loughton Broadway are some of the most deprived in the district according 

to the Indices of Multiple Deprivation, on issues such as education, income, 
employment, health and crime. 

 
2.31 Epping Forest College is located in this area, the only further education facility in the 

district. 
 
                                                
11 The Management Horizons index, 2008 
12 The Management Horizons index, 2008 
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Buckhurst Hill 
 

2.32 Buckhurst Hill saw rapid expansion in the late Victorian period and early 20th century 
as a result of the opening of Buckhurst Hill Station in 1856. The small town centre at 
the eastern end of Queens Road is anchored by a Waitrose supermarket, and 
includes many high quality clothes shops and several restaurants. Buckhurst Hill is a 
fairly affluent area of the district and property prices are very high. 

 
2.33 The centre is ranked 6th out of the 6 main centres13 within the District. There is only 

one multiple retailer (Waitrose), but the centre has an ‘upper middle market’ position 
indicating a high quality retail offer. There is a further area of shops etc. at the 
western end of Queen’s Road but this is not considered part of the main town centre 
as it is separated by a significant length of housing development. The shops are 
generally small and there are no data on demand from other multiple retailers. 

 
2.34 The area is well served by public transport, including an underground station, but it 

also suffers from congestion and parking problems. There is one independent 
secondary school in Buckhurst Hill; Braeside School. 

 
2.35 As with Loughton, growth is almost wholly constrained by Epping Forest and the 

Roding floodplain. 
 
 
Chipping Ongar 
 

2.36 Chipping Ongar is a historic market town with a population of approximately 6,000 
people. The centre, which is a conservation area with numerous listed buildings, is 
anchored by a Sainsbury’s store, and has a variety of other shops, restaurants and 
financial services. A small market still occurs on a weekly basis. Its vacancy rates are 
slightly lower than the national average. There are also some business units and 
small workshops. It is ranked 5th of the 6 main centres14 in the district with only 2 
multiple retailers. This is mainly due to the size of the shop units and historic nature 
of the centre which limit the potential for change. 

 
2.37 The town sits close to the A414, which is the main east/west route linking St Albans 

to the Essex coast. Public transport links are fairly limited. The Central Line used to 
extend to Ongar but was closed in 1994. The remaining track is now used by the 
Epping Ongar Railway as a tourist attraction. 

 
2.38 A new GP surgery/community hospital has recently been built but there has been no 

secondary school since the 1980s. 
 
2.39 Potential development is restricted by flood zones on the east and west side of the 

town. 
 

Epping 
 

2.40 Epping is also a historic market town with a population of about 12,000. The town is 
located at the end of the Central Line, which provides good transport links but gives 
rise to significant commuter parking issues. The town also suffers from traffic 
congestion. 

 
                                                
13 The Management Horizons index, 2008 
14 The Management Horizons index, 2008 
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2.41 Epping High Street is ranked 2nd of the 6 main centres in the district15 – but has 
fallen slightly in national ranking since 2000. There is a wide range of shops and a 
sizeable evening economy. The centre is anchored by a Tesco supermarket towards 
the southern end, and the Council offices at the northern end. A key potential 
development opportunity exists around the former St John’s Infant School site, which 
also includes land owned by Essex County Council, Epping Town Council and 
Epping Forest District Council. Consultation on a range of redevelopment options 
was carried out in March and April 2012.  

 
2.42 When compared to other centres in the district, Epping has a higher representation of 

multiple retailers, e.g. Boots, Next, but a lack of larger shop units limits scope to 
encourage other similar operators who are interested in the town. 

 
2.43 Epping has two conservation areas and several nationally and locally listed buildings. 

There is one state secondary school, St John's Church of England Voluntary 
Controlled School, which is being redeveloped (May 2012) to provide an improved 
educational and community facility. 
 
Waltham Abbey 
 

2.44 Waltham Abbey is another historic market town of about 20,000 people in the west of 
the district. The town centre is another conservation area with many listed buildings 
and is ranked 4th of the 6 main centres in the district16. It has struggled in recent 
years to maintain its vitality and viability, although it is dominated by a Tesco 
supermarket – the largest in the district, with another multiple retailer (Lidl) recently 
built just south of the centre. With most development since the 1950s extending the 
town significantly to the east, this means that a lot of the population now live quite far 
away from the town centre and may therefore be less likely to use it. The area 
around the centre has been identified as one of general deprivation, particularly 
relating to income, health, education, skills and training, barriers to housing and 
services, crime, living environment, and employment. 
 

2.45 There are opportunities to pursue some development/regeneration projects in the 
town, to try to alleviate some of these problems. However these would need to 
respect the historical context of the centre, and be accommodated around existing 
environmental and other constraints. Waltham Abbey has significant potential for 
tourism, through the presence of the Abbey, the award winning Abbey Gardens, and 
the adjoining Lee Valley Regional Park. The new Olympic Lee Valley White Water 
Centre, for rafting, canoeing and kayaking is also within reach, just across the district 
border in Broxbourne Borough. 

 
2.46 There is a charter market every Tuesday, and a regular market every Saturday. 

Waltham Abbey has one state secondary school; King Harold Business and 
Enterprise Academy. 

 
2.47 Public transport accessibility from bus routes is limited. There is a railway station at 

Waltham Cross but it is approximately 20-30 minutes walk away Waltham Abbey 
town centre. 
 
 
 
 
                                                
15 The Management Horizons index, 2008 
16 The Management Horizons index, 2008 
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Chigwell 
 

2.48 Chigwell has a population of approximately 12,500 people and includes the original 
village in the north which is a conservation area with several significant listed 
buildings. The southern part of the settlement is more suburban in character and its 
growth was originally spurred by the Central Line stations at Chigwell and Grange 
Hill. 

 
2.49 Property prices are very high. The two stations offer good transport connections to 

London. A number of bus services are also available. Despite the good level of public 
transport accessibility, parking and congestion are on-going problems. 

 
2.50 There is a village hall and three secondary schools; West Hatch High School (state), 

the Guru Gobind Singh Khalsa College (independent) and the historic Chigwell 
School (independent). There are also two special schools; Wells Park School (state) 
and St John's RC School (independent). A parade of shops on the High Road 
immediately north of the Central Line is the main concentration of retail uses in the 
settlement. 
 
North Weald Bassett 
 

2.51 North Weald Bassett, more commonly referred to as North Weald, is a village of 
approximately 6,000 people located 3 miles east of Epping. It is a linear settlement 
stretching along the B181 with a small shopping centre, library, village hall, and one 
primary school. The Central Line station has been closed since 1994, but is now part 
of the Heritage Rail tourist attraction mentioned above. 

2.52 North Weald Airfield was founded in 1916 and was sold by the Ministry of Defence to 
the Council in 1979. It was a key base during the WWII Battle of Britain and is still 
actively used for private aviation, shows, fairs, and a regular weekly (and Bank 
Holiday) market. Part of the south of the site is used for warehouse type employment. 

 
2.53 Thornwood Common, a small village on the B1393 in North Weald parish, is 

approximately 1.5 miles north of Epping. The village has few services but there may 
be an opportunity for relocation of the employment area in the centre of the village. 
 
Roydon 
 

2.54 Roydon is a village of approximately 3,000 residents in the north-west of the district 
and is very close to the Pinnacles industrial estate in Harlow. The centre is a 
conservation area with a few small shops and primary school but no GP surgery. The 
village has the only mainline rail station in the district which is on the Liverpool Street 
to Stansted/Cambridge line. The operation of the level crossing can lead to localised 
traffic congestion, and HGV traffic on unsuitable rural roads and lanes can also be a 
problem. Proximity to Harlow, the Lea Valley glasshouse industry, and other 
commercial uses of redundant farm buildings are the likely causes of much of the 
HGV movements. 
 
Nazeing 
 

2.55 Nazeing is a parish of approximately 4,000 people with the older village of Nazeing 
separated by open farmland from the larger Lower Nazeing to the west. The latter 
has a small village centre including a new GP surgery and a primary school, but no 
secondary school. The parish is located at the western edge of the district, very close 
to Broxbourne and Hoddesdon in Hertfordshire. 
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2.56 HGV traffic is again a problem for similar reasons to Roydon although it is likely that 
some traffic is generated by Hoddesdon Business Park adjacent to the district 
boundary, and it is also likely that local roads are used as a “rat-run” to gain access 
to the M25 at Waltham Abbey.  
 
Theydon Bois 
 

2.57 Theydon Bois is a village of approximately 4,000 people located about 1.4 miles 
south of Epping and 1 mile northeast of Loughton. It abuts the Forest on its western 
side and is bordered by the Central Line on the east.  

 
2.58 It has a small number of shops, a village hall and one primary school. In the centre of 

the settlement there is a large village green (Epping Forest land) which contains a 
historic avenue of trees. The Central Line station provides links to London, but also 
causes commuter parking issues. 
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Vision and Aims of the Local Plan 
 

2.59 The vision has emerged from consideration of the responses to the Community 
Visioning exercise, and from the Sustainable Community Strategy (prepared by the 
Local Strategic Partnership): 
 
To protect and enhance green spaces whilst encouraging appropriate levels of 
growth to provide for the housing, employment and social needs of the district. 
 

2.60 The aims to work towards this vision are: 
 

1. To protect and enhance the Green Belt and the natural and built heritage 
of the district; 

 
2. To manage sustainable growth in the district; 

 
3. To deliver the right number of houses in the right places; 

 
4. To support and enhance the economy of the district; 

 
5. To improve access and movement within and around the district; and 

 
6. To maintain safe, healthy and inclusive communities. 

 
2.61 More detailed objectives to meet these aims will be developed as the local plan is 

progressed, and these will be influenced by the replies received to the public 
consultations. 
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3.  Green Belt and the natural and built heritage of the District 
 
The character of the district 

 
3.1 Epping Forest is a largely rural district (over 92% Green Belt), with individually 

distinct towns and villages set in generally attractive countryside. A Landscape 
Character Assessment (part of the evidence base for the local plan) has identified 
seven landscape character types which have in turn been divided into 33 landscape 
character areas. The countryside is gently undulating and is dissected by two river 
valleys, the floodplains of both being generally flat and wide.  

 
3.2 The River Lea forms most of the western boundary to the district. The River Roding 

runs north-east to south-west, forming part of the district’s eastern boundary between 
Ongar and Passingford Bridge then running between Loughton and Chigwell. Both 
these rivers, which ultimately feed into the Thames in London, have tributaries in the 
district. The River Stort joins the Lea at Roydon, and Cobbins Brook runs south-west 
from Thornwood to join the Lea at Waltham Abbey. Cripsey Brook rises in 
Hastingwood and runs gradually south-east through Moreton to join the Roding at 
Ongar. Flooding has been quite a serious issue for parts of the district and, in recent 
years, the Council and Environment Agency have constructed a number of flood 
alleviation schemes to address the problem.  

 
3.3 The key natural feature is Epping Forest itself, which runs along the north-west 

boundary of Buckhurst Hill and Loughton to the southern end of Epping. This part of 
the Forest (which extends south to Wanstead in London) is designated as a Special 
Area of Conservation, an acknowledgement of its international importance for nature 
conservation. A separate area (the Lower Forest) abuts Epping at its north-east 
edge, and this is a Site of Special Scientific Interest (SSSI) – a national designation. 
The Forest is owned and managed by the City of London Corporation. 

 
3.4 There are several other ancient woods in the district, including part of the remnants 

of Hainault Forest. Woodland and hedgerow tree pollards are a key landscape 
feature - the character of much of the countryside derives from many remaining 
hedgerows and field boundaries, a remarkable number of veteran trees, and several 
“green” (ie unmetalled) lanes. 

 
3.5 The district has a total of 8 SSSIs although some of these straddle the boundary with 

other authorities. There are 9 local nature reserves (LNRs) and over 220 local wildlife 
sites (LoWS). 

 
3.6 Agriculture is mainly arable, particularly in the north-east of the district. There is a 

significant amount of horse keeping in parts of the south, and glasshouse horticulture 
is a prominent land use in parts of the Lea Valley, especially in Roydon and Nazeing. 

 
3.7 The district also includes a considerable part of the Lee Valley Regional Park, with 

Waltham Abbey effectively acting as the point where the Park moves out of the built 
up area of London into the countryside north to Ware in Hertfordshire. Parts of the 
Lea Valley in this area are also designated as a Special Protection Area and/or a 
Ramsar site for their international importance for wetland birdlife. 

 
3.8 Waltham Abbey, Epping and Chipping Ongar are market towns of ancient origin, and 

the centres of several of the villages are also designated as conservation areas. The 
district currently has over 1,300 listed buildings, 34 scheduled monuments, 5 
registered parks and gardens (1 of which straddles the Uttlesford boundary), with 
another 2 directly on its boundary. The Council has designated 25 conservation 
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areas and identified over 300 locally listed buildings – the built heritage is also very 
important for the character of the district. 

 
3.9 The development of the Central Line in the mid to late 19th century led to huge 

expansion of Buckhurst Hill and Loughton and these two settlements now comprise 
the largest urban area in the district. Chigwell, Theydon Bois and Epping have also 
grown as a result of the Central Line. 

 
3.10 There was much 20th century residential development in Epping, Loughton/Debden, 

Ongar and Waltham Abbey – the post-WW2 London overspill estates being 
particularly significant in Debden and Waltham Abbey. 

 
3.11 The larger industrial estates are generally concentrated in Debden, Epping, Nazeing, 

North Weald (including the Airfield) and Waltham Abbey. 
 
3.12 The M25 runs east-west almost through the middle of the district, with a local road 

interchange at Waltham Abbey. The M11 runs north-south, with a full interchange at 
Hastingwood, just south of Harlow, and a northward-off/southward-on interchange at 
Loughton. There is also a motorway only interchange south-east of Epping. The 
A414 is a key east-west route in the county, and this crosses the district from Harlow 
to Ongar on the way to Chelmsford and the Essex coast. 
 

3.13 “Community Visioning” consultation results: 
 

• Protection and enhancement of green spaces was the top priority for 
residents of Buckhurst Hill, Chigwell, Epping, Loughton, Nazeing, Theydon 
Bois and Waltham Abbey; 

• It was the second priority (behind job opportunities) for Ongar residents; 
• There was general agreement at workshops that there was a need to (i) 

protect the Green Belt but to consider alterations around settlements where 
appropriate; and (ii) retain green spaces within urban areas.  

 
3.14 What are the main issues? 

 
• Current Green Belt boundaries were effectively established in the 1980s in 

the Council’s first three local plans. The 1998 local plan only introduced very 
minor changes. There will have to be release of some Green Belt land 
adjoining settlements to meet the needs for housing and employment growth 
in the period up to 2033; 

• Settlement edge development will change local landscape character. A 
Settlement Edge Landscape Sensitivity Study (SELSS), prepared by the 
same consultants who produced the Landscape Character Assessment, will 
form part of the evidence base as an aid to the selection of appropriate sites; 

• The Green Belt serves five purposes (para 80 of the NPPF) : 
o to check the unrestricted sprawl of built-up areas (in the context of this 

district, the Council assumes this refers particularly to Harlow and 
London); 

o to prevent neighbouring towns from merging into one another;  
o to assist in safeguarding the countryside from encroachment; 
o to preserve the setting and character of historic towns; and  
o to assist in urban regeneration by encouraging the recycling of derelict 

and other urban land; 
• Potential pressure for development of urban green spaces to protect the 

Green Belt; 
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• Gradual loss of mature trees within urban areas and villages for a variety of 
reasons including disease, potential damage to existing buildings and new 
development pressures; 

• The NPPF advises (para 113) that, in relation to wildlife sites, “distinctions 
should be made between the hierarchy of international, national and locally 
designated sites, so that protection is commensurate with their status.” In 
reality, this means that local wildlife sites cannot receive much protection 
under the planning system; 

• The NPPF also advises (para 117) that planning policies should plan for 
biodiversity at a landscape scale; 

• In a similar vein and in relation to built heritage, the NPPF distinguishes 
between “designated” and “non-designated” heritage assets. With the latter, 
the advice is (para 135) that the effect of an application on the significance of 
a non-designated heritage asset should be taken into account – a balanced 
judgement will be required “having regard to the scale of any harm or loss, 
and the significance of the heritage asset.”; 

• The advice about the designation of new conservation areas is similarly 
cautious (para 127) – “Planning authorities should ensure that an area 
justifies such status because of its special architectural or historic interest, 
and that the concept of conservation is not devalued through the designation 
of areas that lack special interest.” The Council has commissioned a “heritage 
review” and the consultants have recommended the designation of 2 new 
conservation areas (Theydon Bois Green (and the southern end of Piercing 
Hill) and the St John’s Church area of Buckhurst Hill) but have rejected other 
suggestions. The conclusions of this study (which also includes 
recommendations for boundary alterations to a number of existing areas) will 
be the subject of a separate consultation exercise, as this is dealt with under 
related, but distinct, planning legislation. 

 
3.15 What are the options? 

 
 Green Belt and landscape 
 

• Release land around some settlements to accommodate identified need for 
population and employment growth, while maintaining the overall character 
and openness of the countryside; 

• Identify “strategic” green belt to prevent towns and villages from merging 
within the district and on the boundaries with other authorities and settlements 
(see Diagram 2.1); 

• Manage landscape change by recognising, conserving and enhancing the 
features which are integral to local character and the openness of the 
countryside (including preserved and veteran trees), in association with 
promoting beneficial uses of the Green Belt (para 81 of the NPPF); 

• Investigate the potential for the relocation of extensive uses such as schools 
to land on the edge of settlements to free up urban land for development; 

• Investigate the potential for the development of some urban green spaces, or 
parts of them, in association with replacement of the space on the boundaries 
of the settlements; 

• Assess the number, type, size and location of urban and rural brownfield sites 
and their suitability for redevelopment for housing and employment uses. 
Although the official definition of “previously developed land” (Annex 2 of the 
NPPF) specifically excludes land that has been occupied by agricultural or 
forestry buildings, investigate the potential for applying this approach to some 
of the derelict glasshouse sites in the Lea Valley; 
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Diagram 2.1 – Potential Strategic Green Belt gaps 
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• Assess potential for different approaches to management of urban open 
space in the interests of recreation, health and biodiversity; 

• Ensure adequate provision is made for the eventual replacement of mature 
trees on development sites; 

• Review the outcomes and effectiveness of the Council’s Tree Strategies with 
a view to increasing their scope to include biodiversity, habitat improvement, 
landscape and access issues (the term “green infrastructure” is increasingly 
being used). These would need the full involvement and co-operation from 
landowners and managers and significant external resourcing. 

 
Biodiversity 
 
• Monitor the new concept of “biodiversity offsetting” (Essex is one of the pilot 

counties) which is intended to independently evaluate impacts upon wildlife 
from development and identify appropriate mitigation and compensation; 

• Investigate further the concept of “living landscapes” being promoted by 
Essex Wildlife Trust which requires co-operation between authorities to deal 
with biodiversity at the landscape scale in line with NPPF guidance; 

• Encourage co-operative working between the City of London Corporation and 
the Lee Valley Regional Park Authority to help realise ambitions of creating 
more meaningful green space and wildlife links between these two major 
habitats; 

• Monitor the effectiveness of policy protection for local wildlife sites in the light 
of NPPF advice. 

 
Built heritage 
 
• Continue to prepare conservation area appraisals and monitor their 

implementation and effectiveness; 
• Establish a regular review of conservation areas to monitor effectiveness of 

policy and to ensure boundaries continue to reflect the special interest of such 
areas; 

• Try to ensure that new development respects the setting of conservation 
areas in terms of design, materials and layout, and acknowledges the key 
characteristics of the areas; 

• Monitor the effectiveness of the policy protection afforded to locally listed 
buildings, in the light of NPPF advice; 

• Establish a regular review of the locally listed buildings to ensure they retain 
their standards, and to update the list as necessary; 

• Establish a means of monitoring and reviewing the effectiveness of policies in 
relation to scheduled monuments. 

Page 67



 24 

4.  Options for growth and distribution of development 
 
 

4.1 “Community Visioning” consultation results 
 

• Encouraging local jobs and businesses is one of the highest priority issues for 
residents; 

• There is a recognition that there is a need for more housing, including a mix of 
types and sizes to meet the varying needs of the community; 

• There is a need for affordable housing throughout the district; 
• Residents favour a development pattern which focuses development “close to 

public transport links” and “around or within existing towns”. 
 

4.2 What are the main growth issues? 
 
• No allocations for development have been made since the adoption of the 

existing Local Plan in 1998, and development opportunities within existing urban 
boundaries are rapidly running out; 

• The NPPF requires every local authority to plan for ‘objectively assessed 
development needs with sufficient flexibility to adapt to rapid change, unless 
specific policies indicate that development should be restricted’. The Council 
must therefore make reasonable provision for such requirements, even in a 
district which is over 92% Green Belt; 

• The East of England Plan (and all its associated development targets) is likely to 
be abolished before the new Local Plan is adopted. The Council must therefore 
make its own assessment of the housing and employment etc needs of the 
district. This should take account of migration and demographic change, and 
different types of employment and ways of working. It will also be necessary to 
find the correct balance between these development needs, and the protection of 
the countryside and urban character including open spaces; 

• All planning authorities are required by European legislation (EU Strategic 
Environmental Assessment (SEA) Directive 2001/42/EC) to consider all 
reasonable alternatives before determining the most appropriate strategy. This 
applies to both overall growth targets, and the potential distribution patterns that 
may eventually be adopted. If the Council does not do this the Local Plan will be 
found unsound (ie not accepted by an independent Inspector at Examination in 
Public). Delayed adoption of an up-to-date plan will put the district at additional 
risk from undesirable development; 

Page 68



 25 

a) Housing 
 
4.3 What are the main housing growth issues? 
 

• The local authorities in Essex jointly commissioned a new set of population and 
household forecasts, in order to help them decide on new housing targets for 
their areas. NB at the time of preparation of this consultation document, only 
phases 1 and 2 (of 4) of the forecasting study had been published. The next 2 
phases will be made public through the rest of 2012, so the figures being used in 
this consultation are likely to be superseded (and increase) as the preparation of 
the Local Plan continues; 

• 9 forecasts for this district have been prepared. Some are based on past trends 
using information mainly from Government sources, predicting what will happen if 
‘business as usual’ continues. Other forecasts test what would happen if a certain 
target were chosen, i.e. if a total housing target of x was chosen, what would be 
the effect on the population of the district. These mainly derive from the East of 
England Plan which dealt with the period 2001 to 2021, and its revision, which 
rolled the calculations forward to 2031; 

• The 9 forecasts are described in Table 4.1 below, along with their total housing 
target figures, an analysis of their advantages and disadvantages, and 
conclusions about whether they are considered to be realistic or reasonable 
options for growth. This initial analysis has concluded that 6 of the forecasts 
should receive no further consideration in the preparation of this plan; 

• Of the 3 surviving forecasts (Official Population Projections; Update of Official 
Population Projections; and East of England Plan (EEP) including Harlow 
growth), the latter two have very similar housing numbers (10, 261 and 9,995 
respectively). It seems sensible therefore to combine these by taking the average 
of the two, ie 10, 128 houses; 

• It is considered prudent to include a replacement third option, which is based on 
the current official East of England Plan target for the district (7,000 new houses 
between 2001 and 2021- of which about half were expected to be urban 
extensions to Harlow). This target will be assumed instead to cover the 20-year 
period 2011 to 2031 with an extra 2 years’ growth to take it to 2033 – this gives 
the additional option of 7,700 new homes; 

• New Government guidance requires local planning authorities to assess local 
needs for traveller sites. The Local Plan should identify and update annually a 
supply of specific deliverable sites sufficient to provide five years’ worth of sites 
against locally set targets. 
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Table 4.1 – Population Forecasts 
 

Forecasts 

Additional 
homes 

 
2011/12 to 
2032/33 

 

Disadvantages Advantages and Conclusions 

Fo
re
ca
st
s 
ba

se
d 
on

 T
RE

ND
S 

Official population projections  
(This target comes from the Sub 
National Population Projections 
(SNPP) forecast) 
 
This is the baseline forecast, 
based on the official 2008 Sub-
National Population Projections 
produced by the Government 
 
NB - a new set of sub-national 
population projections (for 2010) 
were published in 2012. However, 
this was not available at that the 
forecasts were prepared 
 

11,448 • It is based on trends from 2003-2008, 
which are now slightly old. Updated figures 
are expected to be published later this year 
(2012); 

• It is a ‘business as usual’ trend-based 
forecast, which does not take into account 
any policy changes or decisions;  

• This is the second highest of the 9 options 
and would require release of Green Belt 
land;  

• Infrastructure needs would have to be 
addressed to make this option deliverable. 

• This is the Government projection of 
population change based on ‘business as 
usual’. 

 
Conclusion This should be included in the 
Issues and Options consultation, on the 
understanding that the figure will be updated 
(and probably increased) later this year. 
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Forecasts 

Additional 
homes 

 
2011/12 to 
2032/33 

 

Disadvantages Advantages and Conclusions 

Fo
re
ca
st
s 
ba

se
d 
on

 T
RE

ND
S Zero (overall) Migration 

(This target comes from the Net-
nil Migration forecast) 
 
Assumes that the number of 
people coming into the district, 
and leaving the district are the 
same, i.e. the total population 
number is the same, although the 
make-up of the district changes 
over time 
 

3,975 • As migration (people moving into and out 
of the district) cannot be controlled, this 
target is quite unrealistic, and does not 
take account of the changing structure of 
the district’s population resulting from 
migration. 

• This target would meet the need resulting 
from changes to the current population of 
the district through births and deaths; 

• A relatively small amount of Green Belt 
land would need to be released; 

• This level of provision may require no 
infrastructure changes. 

 
Conclusion This option should not be 
considered further as, by discounting the 
existence and effects of migration, it is not a 
realistic forecast.  
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Forecasts 

Additional 
homes 

 
2011/12 to 
2032/33 

 

Disadvantages Advantages and Conclusions 

Fo
re
ca
st
s 
ba

se
d 
on

 T
RE

ND
S 

Update of official population 
projections 
(This target comes from the 
Migration-led forecast) 
 
This takes the 2008 Government 
Sub-National Population 
projections and updates them 
with information on migration 
released since 2008 
 
 

10,261 • It is a ‘business as usual’ trend-based 
forecast which does not take into account 
any policy changes or decisions;  

• This is the third-highest of the 9 options 
and would require release of Green Belt 
land;  

• Infrastructure needs would have to be 
addressed to make this option deliverable 

 

• This is based on the official Government 
projection 

• It updates the 2008 Sub-National 
Population Projections using population 
and migration trends from 2005-2010. 

 
Conclusion This should be included in the 
Issues and Options consultation, on the 
understanding that more up-to-date figures 
will be published later this year, which are 
likely to show an increase. Given the 
similarity of the housing figure to the next 
option (which is target-based), it is 
considered sensible to combine these two 
taking an average of the totals. 
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Forecasts 

Additional 
homes 

 
2011/12 to 
2032/33 

 

Disadvantages Advantages and Conclusions 

Fo
re
ca
st
s 
ba

se
d 
on

 a
 T
AR

G
ET

 

East of England Plan (including 
Harlow growth) 
(This target comes from the 
Approved East of England Plan 
forecast) 
 
Uses the adopted East of 
England Plan target for 2001-
2021 (including urban extensions 
to Harlow) to derive a new 
housing target for the period 2011 
to 2033. 
 
 

9,995 • This is the fourth-highest of the options 
and would require release of Green Belt 
land; 

• Infrastructure needs would have to be 
addressed to make this option deliverable. 

• Although the East of England Plan (EEP) 
and all its targets will be abolished by the 
Government, the plan and its evidence 
base were tested at an Examination in 
Public, so the background data can still be 
considered to be accurate and robust. 

 
Conclusion This should be included in the 
Issues and Options consultation as it is a 
“roll-forward” of a target which has been 
tested at Examination in Public. Given the 
similarity of the housing figure to the 
previous option (which is trend-based), it is 
considered sensible to combine these two, 
taking an average of the totals. 
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Forecasts 

Additional 
homes 

 
2011/12 to 
2032/33 

 

Disadvantages Advantages and Conclusions 

Revised East of England Plan 
(including Harlow growth) 
(This target comes from the Draft 
Review East of England Plan 
forecast) 
 
Uses the draft Revised East of 
England Plan target for 2011-
2031 (including urban extensions 
to Harlow) to derive a new 
housing target for 2033. 
 

7,970 • The revised target was never actually 
adopted as the review of the East of 
England Plan was abandoned by the 
Coalition Government; 

• This option would require release of Green 
Belt land; 

• Infrastructure needs would have to be 
addressed to make this option deliverable. 

 

• This ‘roll-forward’ of the East of England 
Plan target for EFDC is again based on 
wide research and an extensive evidence 
base, although this has not been tested at 
Examination in Public. 

 
Conclusion This option should not be 
considered further as it has not been tested 
and therefore has no official standing. P
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Forecasts 

Additional 
homes 

 
2011/12 to 
2032/33 

 

Disadvantages Advantages and Conclusions 

Fo
re
ca
st
s 
ba

se
d 
on

 a
 T
AR

G
ET

 East of England Plan 
(excluding Harlow growth) 
(This target comes from the 
Approved East of England Plan 
Pure/Realistic17 forecasts) 
 
Uses the adopted East of 
England Plan target for 2001-
2021 to derive a new housing 
target for Epping Forest District 
alone. This target is ‘rolled 
forward’ for 2011 to 2031 
 
 

3,600 • This is the target for EFDC only, i.e. not 
incorporating a portion of Harlow's growth, 
which is not what the East of England Plan 
actually intended;  

• Other research (the Strategic Housing 
Market Assessment) shows that this figure 
would not meet the Council’s existing 
housing need, let alone any contribution to 
Harlow’s growth ambitions. 

• Limited release of Green Belt land may be 
needed; 

• Depending on location of development, 
there may be no infrastructure implications. 

 
Conclusion This option should not be 
considered further as it makes inadequate 
provision for this Council’s housing needs, 
let alone Harlow growth. 

                                                
17 The pair of ‘Pure’ and ‘Realistic’ scenarios within this forecast reach the same final total of dwellings, but at different rates. The ‘Pure’ scenario assumes 
that an equal number of dwellings will be built each year, steadily reaching the total. The ‘Realistic’ scenario assumes that less dwellings will be built in the 
first few years of the plan, as planning applications have not yet been made, and housebuilders are still affected by the recession. It also assumes that 
proportionately more dwellings will be built in the later years of the plan period, to make up for this, but reaches the same final figure as the ‘Pure’ scenario. 
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Forecasts 

Additional 
homes 

 
2011/12 to 
2032/33 

 

Disadvantages Advantages and Conclusions 

Revised East of England Plan 
(excluding Harlow growth) 
(This target comes from the Draft 
Review East of England Plan 
Pure/Realistic forecasts) 
 
Uses the draft Revised East of 
England Plan target to derive a 
new housing target for Epping 
Forest District alone for 2011-
2031 
 
 

3,520 • The revised target was never actually 
adopted as the review of the East of 
England Plan was abandoned by the 
Coalition Government;  

• It is the target for EFDC only, i.e. not 
incorporating a portion of Harlow's growth, 
which is not what the East of England Plan 
actually intended; 

• Other research (the Strategic Housing 
Market Assessment) shows that this figure 
would not meet the Council’s existing 
housing need, let alone any contribution to 
Harlow growth.  

• Limited release of Green Belt land may be 
needed; 

• Depending on location of development, 
there may be no infrastructure implications. 

 
Conclusion This option should not be 
considered further as it makes inadequate 
provision for this Council’s housing needs, 
let alone Harlow growth. P
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Forecasts 

Additional 
homes 

 
2011/12 to 
2032/33 

 

Disadvantages Advantages and Conclusions 

Fo
re
ca
st
s 
ba

se
d 
on

 a
 T
AR

G
ET

 

Employment 
(This target comes from the 
Economic forecast) 
 
Uses the most recent 
Government projection (Nov. 
2010) of employment and 
translates this into a change in 
overall population 
 
 

14,256 • This forecast is by far the highest of the 
nine as it includes provision for 
commuters, i.e. a proportion of the 
population growth would be living in the 
district, but not working here, due to the 
proximity of London; 

• Economic forecasts also tend to be quite 
aspirational (i.e. slightly skewed towards 
higher levels of growth); 

• This option would require the largest 
release of Green Belt land;  

• Infrastructure needs (probably also 
significant) would have to be addressed to 
make this option deliverable. 

• This option could bring about a large 
increase in the amount of affordable 
housing; 

• Development on this scale could stimulate 
the local economy, help provide more jobs, 
and support the main town centres; 

• Depending on location of development, 
this could stimulate the provision of major 
new infrastructure to serve the district. 

 
Conclusion This option should be taken no 
further as (a) of the nine options, it poses the 
greatest threat to the Green Belt; and (b) it is 
artificially high in seeking to match housing 
provision with the size of the working age 
population, without taking into account the 
proportion of the population that commutes 
to London for work.  
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Forecasts 

Additional 
homes 

 
2011/12 to 
2032/33 

 

Disadvantages Advantages and Conclusions 

Fo
re
ca
st
s 
ba

se
d 
on

 a
 T
AR

G
ET

 Current housing permissions 
only 
(This target comes from the AMR 
Dwelling Trajectory forecast) 
 
Predicts that only existing 
planning permissions for housing 
will be built, i.e. no more 
applications will be made in the 
next 20 years 
 
 

1,882 • Using this as a target would be contrary to 
policy and Government guidance, as it 
would not plan for the future beyond 
permissions which have already been 
granted; 

• This means that future growth could be 
permitted by appeal, and could be in 
sensitive areas of the district not suited to 
large amounts of growth; 

• Necessary infrastructure would not be 
provided as part of an overarching plan; 

• Other research (the Strategic Housing 
Market Assessment) shows that this figure 
would not meet our existing housing need 

• This option may require no further release 
of Green Belt land; 

• There is also likely to be no need for 
infrastructure improvements or additions. 

 
Conclusion This option should not be 
considered further as (a) it is wholly 
unrealistic and (b) using this as a target 
would be contrary to policy and Government 
guidance, as it would not plan for the future 
beyond permissions which have already 
been granted. 

 
If you want to read more about the forecasting project, please see the press release on our website at: 
http://www.eppingforestdc.gov.uk/news/2012/population_growth_assessments.asp 
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4.4 Reductions to the housing targets 
 
• In finalising the housing targets for the 3 options selected for consultation, it is 

necessary and reasonable to make allowance for following issues, the total of which 
will be subtracted from the option targets:  

o the total number of houses with current permission but which have not yet 
been built – at April 2012 this amounted to 713; 

o the Council has an annual target of bringing 30 empty homes back into use – 
this has been met and exceeded in recent years. It seems reasonable to 
allow for the successful continuation of this project for a 5-year period, ie 150 
houses. Beyond that period, the figure would need to be reviewed and future 
allowances adjusted accordingly; 

o “windfall” allowance – this refers to housing proposals which may come 
forward on small sites (less than (a) 0.2 ha, or (b) 6 units). The Strategic Land 
Availability Assessment concluded that an annual average of 82 homes is 
likely, based on past trends in this district. The NPPF advises that any such 
allowance should only be projected for a 5 year period, because this should 
then be reviewed and future calculations again adjusted accordingly. This 
gives a figure of 410 units; 

o the total of these 3 factors (ie 1,273 homes) has been subtracted from the 
proposed consultation options and the results are shown in Table 4.2 below 
(Housing Target Options). 

 
 

Table 4.2 – Housing Target Options 
 

 
HOUSING Option 

 
REMAINDER 

HOUSING TARGET  
rounded to nearest 

100 

 
Total land 

required* for 
these homes 
would be (ha) 

 
Equivalent to a 

percentage of the 
entire area of the 

district (%) 
A Official population projections  

 
10,200 340 1.01% 

B Combined East of England 
Plan / Update of official 
population projections 
 

8,900 297 0.88% 

C Original Adopted East of 
England Plan target 
transferred and adjusted to 
the period 2011 to 2033 
 

6,400 213 0.63% 

D Suggestions for another 
housing target – which need 
to be supported by robust and 
up-to-date evidence 
 

 
? 
 

 
? 

 
? 

* Assuming an average of 30 homes per hectare (1 hectare = 10,000 m2) 
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b) Economic Development 
 

4.5 What are the main employment land issues? 
 

• The East of England Plan (2001-2021) defined an area it called the ‘Rest of Essex’, 
which included Epping Forest District, along with Braintree, Brentwood, Chelmsford, 
Harlow, Maldon and Uttlesford districts. A group target of 56,000 new jobs for the 
period up to 2021 was allocated, but no specific figures were given for this district or 
any of the others; 

• The draft Review of the East of England Plan (2011-2031) did suggest a specific 
target of 3,600 additional jobs for Epping Forest District. Although the Review has 
been abolished, as the Coalition Government decided not to continue preparing 
Regional Spatial Strategies, this target is the only one that has been set specifically 
for this district. It is therefore considered reasonable to consult on this target, rolled 
forward to 2033, as one of the options – the final figure is therefore 3,960 jobs; 

• The Local Plan can only make provision for new jobs through allocating sites for 
commercial, retail and leisure uses and buildings. The jobs target therefore needs to 
be converted into an area of floorspace to be allocated in the new plan; 

• The East of England Forecasting Model (EEFM) projects the growth in jobs in 
different sectors, like construction and manufacturing, for the period up to 2031. The 
Council has used the EEFM to split the job growth target of 3,960 into different 
sectors. It has then used detailed research from the Employment Densities Guide 
(2nd edition, 2010) published by the Homes and Communities Agency, to’ translate’ 
the job growth in different sectors into development floorspace/land required. 

• The proportions in Table 4.3 have been developed on the basis of the best available 
information and for some sectors it is not yet entirely clear what changes may occur. 
Further analysis will be undertaken to provide more detail as the preparation of the 
Local Plan continues, and as newer economic forecasts become available; 

 
Table 4.3 – Analysis of possible job growth by sector 
 

Broad Planning use 
class 

For example….. Jobs target  
2011-2033 
(rounded) † 

Total 
floorspace* 
required (ha) † 

Total land* 
required 
(ha) † 

A1 - Retail (shops, 
supermarkets) 
 

High Street shops, 
supermarkets 

311 1.30 3.26 

A2 - Financial & 
Professional Services 
 

Estate agents, banks 674 1.08 2.70 

A3, A4, A5 & C1 - 
Food/Drink & Hotels 
 

Restaurants, pubs, 
takeaways and hotels 

247 0.45 1.11 

B1a – Offices 
 

Offices, call centres 723 1.07 2.66 
B1c - Light Industry / 
Business Park 
 

Business units 10 0.05 0.11 
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Broad Planning use 
class 

For example….. Jobs target  
2011-2033 
(rounded) † 

Total 
floorspace* 
required (ha) † 

Total land* 
required 
(ha) † 

B2 - General 
Industrial 
 

Repairing vehicles, 
metalwork 

695 2.38 5.94 

B8 - Storage or 
distribution 
 

Warehouses, 
distribution centres 

482 3.20 8.01 

D1 - Non-residential 
institutions 

Health centres, 
schools, libraries, 
places of worship 

647 2.21 5.53 

Other 
 

Anything else 172 0.54 1.35 
Totals 3,960 12.27 30.68 
* Based on average floorspace/development size the Employment Densities Guide (2nd edition, 2010). 
Land requirement is given in hectares (1 hectare = 10,000 m2). 
† Individual figures may not add up to the total, due to rounding. 

 
• The Council commissioned an Employment Land Review and a Town Centres 

Study (both 2010) as part of the evidence base for the Local Plan. Both gave 
targets for employment land for the period 2009-2031. In the tables that follow, 
this is shown as the period of the Local Plan, ie 2011-2033. It is fair to say that 
there are some inconsistencies or contradictions within and between the studies. 
More research will be carried out as the preparation of the Local Plan proceeds, 
to try and iron out these issues; 

• The main forecast in the Employment Land Review (ELR), which uses 
Government economic projections, predicts that a net gain of 1,000 new jobs 
within Use Class B will be created over the period 2009 to 2031 (comprising 
some job losses in certain sectors, and some additional jobs in others). Use 
Class B includes “traditional” employment, ie business, general industry and 
storage or distribution. The ELR splits the total into different employment groups 
within Use Class B as shown in Table 4.4; 

 
Table 4.4 – Forecast job growth to 2033 from Employment Land Review 
 
Assumed floorspace 
class 

Sector Total Jobs Growth to 
2033 (ELR) 

B1 Banking and Finance 
 

+ 2,400 
B2 / sui generis (ie “of 
its own kind” or “the 
only one of its kind”) 

Construction 
 

0 

B8 Distribution & Wholesale 
 

-100 
B2 Manufacturing 

 

-1,000 
B1/B2/B8 Other Services 

 

+ 400 
B1/B2/B8 Transport and communications 

 

-700 
Total net additional jobs + 1,000 
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• The ELR further refines the figures into land requirements for different types of land 

use as shown in Table 4.5; 
 
Table 4.5 – Land requirements of forecast job growth from Employment Land Review 
 
Broad Planning 
use class 

Sector Total Jobs 
Growth to 
2033 (ELR) 

Total 
floorspace* 
required (ha) † 

Total land* 
required (ha) † 

Offices: B1a & B1b Banking and 
Finance 

+ 2,300 4.37 + 5.83 
Factories: B1c, B2 
and sui generis  

Construction - 1,100 - 3.52 - 8.80 
Warehousing: B8 Distribution & 

Wholesale 
- 200 - 1.00 - 2.00 

Totals + 1,000 -0.15 -4.97 
* Based on average floorspace per employee and development size quoted in the Employment 
Land Review. Land requirement is given in hectares (1 hectare = 10,000 m2). 
† Individual figures may not add up to the total, due to rounding. 
 
• Despite the growth in jobs, the ELR analysis concludes that there will be an overall 

reduction in floorspace and land requirements which is puzzling. Provision clearly 
needs to be made for the future growth in jobs. Opportunities for the re-use of any 
buildings or land which becomes redundant or derelict as a result of the predicted 
changes will need to be assessed and monitored; 

• The ELR notes that although demand for new developments is primarily for B1a or 
B1b offices, the survey of existing businesses highlighted that some B1c (business 
park and light industry) and B2 (general industrial) businesses wished to expand. 
Some provision should therefore be made for new B1c and B2 uses. 

• The ELR recommends that provision should be made for the 5.83 additional 
hectares of employment land for development shown in Table 4.5 above. The ELR 
recommends that another 50% is added to this figure, in order to give choice and 
flexibility in the delivery of good quality employment sites, to assist the market 
struggling in a time of recession. The overall target from 2011-2033 would therefore 
be 8.75ha, as shown in Table 4.6: 

 
Table 4.6 – Estimated employment land requirement from Employment Land Review 
 
Broad Planning 
use class 

ELR 
floorspace* 
required 
(ha) 

Additional 50% 
means a total 
floorspace target 
of (ha) 

ELR 
land* 
required 
(ha) 

Additional 50% 
means a total 
land target of 
(ha)  
to 2033 

Offices (B1a/B1b)  
and Industry 
(B1c/B2) 

4.37 6.56 5.83 8.75 

* Based on average floorspace per employee and development size quoted in the Employment 
Land Review. Land requirement is given in hectares (1 hectare = 10,000 m2). 
NB - figures are rounded to nearest 0.01 ha 
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• The Town Centres Study (TCS) identifies the significant employment in the district which 

arises from town centre uses, including businesses such as shops, supermarkets, 
banks, restaurants, bars and takeaways. The TCS identifies future need in terms of 
floorspace for businesses, rather than numbers of new jobs. Table 4.7 below converts 
these figures into job numbers and Table 4.8 combines the findings of the Employment 
Land Review and Town Centres Study to calculate the total development area which 
would be required and the potential number of new jobs this will create. 
 
Table 4.7 – Forecast retail job growth from Town Centres Study 
 

Broad Planning 
use class 

For example….. Total (gross) 
floorspace area 
required m2 
2011-2033 

Total (net)* 
development 
area required 
ha 2011-2033 † 

Jobs equivalent 
(using HCA data 
on net area per 
FTE) † 

A1 Retail: 
Comparison 

‘Ordinary' shops 38,100 9.05 1,905 
A1 Retail: 
Convenience 
large scale 

Superstores or 
supermarkets 

7,400 1.76 78 

A1 Retail: 
Convenience 
small scale 

Small foodstores 
or discount food 
shops 

7,200 1.71 402 

A1 / A2: 
Professional 
services 

Hairdressers, 
estate agents, 
banks 

3,800 0.90 226 

A3, A4, A5: Food 
and drink 

Restaurants, 
pubs, takeaways 

5,800 1.38 306 
Totals + 62,300 + 14.80 + 2,917 
* Based on average floorspace/development size the Employment Densities Guide (2nd edition, 
2010). Land requirement is given in hectares (1 hectare = 10,000 m2). 
† Individual figures may not add up to the total, due to rounding. 

 
 
Table 4.8 - Total land requirement based on need / demand identified in Employment 
Land Review and Town Centres Study evidence base documents 
  

Broad Planning use class For example….. Total (net) * 
development 
area required 
ha 2011-2033 † 

Total 
additional 
jobs ** 

Offices (B1a/B1b)  
and Industry (B1c/B2) 

Offices, business units 8.75 1,000 

A1 Retail: Comparison ‘Ordinary' shops 9.05 1,905 
A1 Retail: Convenience 
large scale 

Superstores or 
supermarkets 

1.76 78 

A1 Retail: Convenience 
small scale 

Small foodstores or 
discount food shops 

1.71 402 
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Broad Planning use class For example….. Total (net) * 
development 
area required 
ha 2011-2033 † 

Total 
additional 
jobs ** 

A1 / A2: Professional 
services 

Hairdressers, estate agents, 
banks 

0.90 226 

A3, A4, A5: Food and drink Restaurants, pubs, 
takeaways 

1.38 306 
Totals 23.55 3,917 
* Based on average floorspace per employee and development size quoted in the Employment Land 
Review. Land requirement is given in hectares (1 hectare = 10,000 m2). 
**TCS jobs figures are derived from the floorspace targets, using HCA data on net area per FTE (full 
time employment job) 
† Individual figures may not add up to the total, due to rounding. 

 
 
4.7 Employment land options 
 

• The Council is therefore consulting on two options for a total employment target for 
2011-2033, with a third option inviting alternative targets. Existing permissions (planning 
permissions for employment that have been granted within the year 2011/12, as this was 
the first year of the period of the new Local Plan), totalling 2.23ha, have been subtracted 
from the basic targets. The resulting REMAINDER targets as shown in Table 4.9 below 
are the subject of this consultation. 
 

Table 4.9 – Job growth targets 
 

 
EMPLOYMENT Option 

 
Target for 
jobs gain 
2011-2033 

 
REMAINDER 

employment site area 
target rounded to 

nearest 0.5 hectare † 

 
Equivalent to a 

percentage of the 
entire area of the 

district (%) 
1 East of England Plan 3,960 28.5 0.08% 

2 Need identified by 
Employment Land Review 
and Town Centres Study 

3,917 21.5 0.06% 

3 Suggestions for another 
employment target – which 
needs to be supported by 
robust and up-to-date 
evidence 
 

? ? ? 

* Based on the assumptions detailed above. Land requirement is given in hectares (1 hectare = 10,000m2). 
** These permissions are for a mixture of different uses, e.g. A1, B2 etc. 
† At this point the remainder targets have been rounded to the nearest 0.5 hectares for ease of reference. 
However a more detailed breakdown of targets by use class will be made available later on in the Local Plan 
process 

Page 84



 41 

4.8 Options for the potential distribution of development 
 

• It is worth repeating part of the Introduction (para 1.1) at this point. This is not a policy 
document and the diagrams that follow are not showing land allocations – they are only 
options at this stage of preparation of the Local Plan. The purpose of this consultation is 
to present all potentially reasonable alternatives for consideration to ensure that it cannot 
be claimed at a later stage that other reasonable options have been overlooked. 

 
• It is clear that there is insufficient land within the current policy designations to meet the 

needs of the district even if the lowest housing and employment land targets were to be 
chosen. This means that some changes will be necessary to existing designations, 
possibly both within and outside settlements. 
 

 
c) Area around Harlow 
 
4.9 Harlow 
 

• A key strategic decision is whether potential growth at Harlow is considered appropriate 
and acceptable. The East of England Plan (EEP) requires that Epping Forest, Harlow 
and East Herts District Councils work together to deliver regeneration and growth at 
Harlow. Whilst the EEP is due to be abolished, it is still reasonable to consider Harlow as 
a location for growth. It is a key population and service centre on the boundary with 
Epping Forest District, and a significant proportion of residents travel to the town for 
work, shopping, leisure, education and hospital services. Harlow Council has also made 
clear its continued aspiration for regeneration within the town, and considers some 
additional enabling growth will be necessary to achieve this. Under the recently 
introduced “Duty to Co-operate” it will be necessary to work in partnership to achieve 
any cross boundary growth. 

 
• A report jointly commissioned by EFDC, Harlow and East Herts Councils, assessed the 

potential options for delivering growth and regeneration in and around Harlow 
(Generating and Appraising Spatial Options for the Harlow Area – Scott Wilson (Jan 
2010)). It identified a “Suggested Spatial Approach” after testing a number of alternative 
options, and concluded that development in the range of 3,000 – 4,000 homes could be 
accommodated within the environmental, landscape and infrastructure limits of the area 
around this district’s boundary with Harlow. The potential options for delivery of growth of 
this order are shown in Diagram 4.1. However, in recognising that the EEP is the main 
driver for this suggested distribution pattern, and this is due to be abolished, additional 
area options are also shown. 
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Diagram 4.1 – Options for development distribution around Harlow 
 

  
• The Strategic Land Availability Assessment (SLAA) has concluded that land is broadly 

available for development purposes around the boundary of Harlow within this district. 
Table 4.10 below provides a brief summary of the main opportunities and constraints for 
each of these broad areas, beyond those matters addressed by the SLAA. There are 
significant infrastructure deficits in Harlow, and any new development in this area would 
need to contribute to addressing these. Further investigation on the scale of 
infrastructure needed and the likely timing of delivery, would be required to take forward 
any of these potential growth locations. 
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Table 4.10 – Growth options around Harlow 
 

Harlow 
Potential 

growth areas 
Est. area 
capacity Opportunities Strategic Constraints Key Infrastructure  Key partners 

STRATEGIC 
GREEN BELT 
GAP 
 
West of 
Pinnacles 
Industrial area, 
east of Roydon 
 
(SLAA 
References – 
SR-0009; SR-
0052; SR0157; 
SR-0210; SR-
0243) 

0 

Could provide extension to “Pinnacles” 
employment area 
 
Assessed by the Options Appraisal as 
having good accessibility to 
employment areas and town centre 
within Harlow, and green areas (Lee & 
Stort Valleys) 
 
Not previously identified in the 
“Suggested Spatial Approach” of the 
Harlow Options Appraisal (Scott Wilson 
2010) 

Strategic Green Belt gap between 
Harlow & Roydon 
 
Local road network capacity. 
Cumulative traffic impact on 
motorway network 
 
Local sewerage network capacity 
 
Potential need for new electricity sub-
station 

Sewerage capacity unclear – 
dependent on scale of 
additional development 
within/around Harlow 
 
Community facilities required 
by regeneration needs within 
Harlow 

EFDC 
Harlow DC 
Essex CC 
Landowner / 
developer 

HAR1 
West of 
Katherines 
estate, Harlow 
 
(SLAA 
References – 
SR-0086; SR-
0091; SR-
0105; SR-
0106; SR-
0215) 

900-
1,100 
dwellings 

Assist regeneration of neighbourhood 
renewal areas within Harlow 
 
Assessed by the Options Appraisal as 
having good accessibility to 
employment areas and town centre 
within Harlow, and green areas (Lee & 
Stort Valleys) 
 
Not previously identified in the 
“Suggested Spatial Approach” of the 
Harlow Options Appraisal (Scott Wilson 
2010) 

Land within Green Belt 
 
Allocated glasshouse area (E13) 
 
Local road network capacity 
 
Local sewerage network capacity 
 

Sewerage capacity unclear – 
dependent on scale of 
additional development 
within/around Harlow 
 
Community facilities required 
by regeneration needs within 
Harlow 

EFDC 
Harlow DC 
Essex CC 
Landowner / 
developer 
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Harlow 
Potential 

growth areas 
Est. area 
capacity Opportunities Strategic Constraints Key Infrastructure  Key partners 

HAR2 
West of 
Sumners 
estate, Harlow 
 
(SLAA 
References – 
SR-0038; SR-
0039; SR-
0068; SR-107; 
SR-0109) 

1,100 – 
1,350 
dwellings 

Assist regeneration of neighbourhood 
renewal areas within Harlow 
 
Assessed by the Options Appraisal as 
having good accessibility to 
employment areas and town centre 
within Harlow, and green areas (Lee & 
Stort Valleys) 
 
 

Land within Green Belt 
 
Local road network capacity 
 
Local sewerage network capacity 
 
 

Sewerage capacity unclear – 
dependent on scale of 
additional development 
within/around Harlow 
 
Community facilities required 
by regeneration needs within 
Harlow 

EFDC 
Harlow DC 
Essex CC 
Landowner / 
developer 

HAR3 
South of 
Harlow 
 
(SLAA 
References – 
SR-0006; SR-
0046; SR-
0074; SR-
0092; SR-
0139) 

400 - 800 
dwellings 

Assist regeneration of neighbourhood 
renewal areas within Harlow 
 

Land within Green Belt 
 
Landscape ridge – integral and vital 
feature that should not be breached 
by development or associated 
infrastructure 

Upgrade works to J7 of the 
M11 
 
Capacity of residential roads 
leading to this area from 
Southern Way 

EFDC 
Harlow DC 
Essex CC 
Highways 
Agency 
Landowner / 
developer 

HAR4 
Land between 
M11 and A414 
 
(SLAA 
References – 
SR-0066; SR-
0409) 

7ha 
employm
ent land 

Gateway development to Harlow 
 
Potential employment area close to 
motorway access 

Land within Green Belt 
 

Upgrade works to J7 of the 
M11 
 

EFDC 
Harlow DC 
Essex CC 
Highways 
Agency 
Landowner / 
developer 
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Harlow 
Potential 

growth areas 
Est. area 
capacity Opportunities Strategic Constraints Key Infrastructure  Key partners 

HAR5 
Land east of 
Harlow 
 
(SLAA 
References – 
SR-0146; SR-
0403) 

6,500 - 
7,300 
dwellings
, 
including 
employm
ent & 
green 
spaces. 

Significant mixed use development, 
including new junction 7A from M11 to 
serve Harlow & surrounding area. 
 
Development area largely within Harlow 

Land within Green Belt 
 

Upgrade works to J7 of the 
M11 
 
New junction 7A to serve 
Harlow east (& north?) 
 
Sewerage capacity unclear – 
dependent on scale of 
additional development 
within/around Harlow 

EFDC 
Harlow DC 
Essex CC 
Highways 
Agency 
Landowner / 
developer 

 
Question – Do you consider that the Council should pursue development around the boundaries of Harlow to meet some of 
the housing & employment needs of Epping Forest district? 
 
Question – Do you consider that the areas shown in the diagram and table above are the most appropriate locations for 
growth around Harlow, if this is agreed in principle as being appropriate 
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d) Distribution of growth 
 
4.10 - Remainder of Epping Forest District 
 

• In considering the potential for growth in the remainder of the district, eight spatial options have been investigated. The first of these 
(proportionate distribution) is included purely for illustrative purposes as explained below (section 4.11). Potential growth has been 
calculated on a ward-by-ward basis, with the figures amalgamated to give “town” areas where appropriate. In rural areas, where 
development is suggested for a wide area, this is intended to take place in and around existing settlements, not within the open 
countryside.  
 

• The tables that follow (4.11 to 4.18) include the three net housing targets being proposed for consultation (from Table 4.2). These are 
further broken down into ‘with Harlow’ and ‘without Harlow’ totals. The latter assumes that development along the Harlow boundary 
would account for 3,500 houses in each of the three consultation targets, with consequent proportionate reductions in all the named 
areas of the district. In a similar vein, the net employment targets are taken from Table 4.9. The ‘with Harlow’ total refers to the area 
potentially available as ‘HAR-4’ in diagram 4.1 and table 4.10, ie it subtracts 7ha from the two consultation targets for the district. For 
ease of presentation, the diagrams which accompany the tables only show the percentage distribution for each spatial option, rather 
than the actual housing numbers or areas of employment land. 
 
4.11 – Proportionate distribution (a) with Loughton/Buckhurst Hill, and (b) with constrained Loughton/Buckhurst Hill  
 

• (a) The Community Visioning results show that residents favour a development pattern which focuses development “close to public 
transport links” and “around or within existing towns”. Taking these two findings, and recognising that the largest towns will generate 
the greatest need for development whilst providing better access to services by sustainable means of transport, the net growth 
targets have initially been spread proportionately around the district, showing that the largest towns would accommodate the largest 
level of new growth. Table 4.11 demonstrate this approach, indicating that Loughton would accommodate 25% of the future growth 
of the district and areas with the smallest current population would deliver 1.5% of growth.  

 
• The advantages of this approach are that each town would broadly accommodate its own development needs, and the best use 

would be made of existing infrastructure. However, it is clear from the findings of the SLAA that capacity for development is heavily 
constrained in Loughton & Buckhurst Hill. The distribution shown below is therefore not considered a reasonable option, and is 
included here for explanatory purposes only. 
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Table 4.11 – Proportionate Distribution (for information only) 

  
• (b) Whilst the SLAA has identified some significant areas of land that could potentially be allocated for development in and around 

Loughton and Buckhurst Hill these are either within areas considered to be strategic Green Belt gaps or are currently in use as public 
open space. The Council would not support development in these areas. On the basis of this initial analysis, there is identified 
capacity in and around Loughton for 209 dwellings, and 52 dwellings in and around Buckhurst Hill. No additional land for employment 
purposes is identified in these areas at this stage, although redevelopment or intensification may be possible within some of the 
existing designated employment areas. On further detailed investigation, these figures may decrease or increase during the Plan 
making process, but this is the best information available at present. 

• On the basis that available land is heavily constrained in Loughton and Buckhurst Hill, the proportionate distribution approach above 
has been further refined to take this into account (see table 4.12), and is considered to be a reasonable option for the distribution of 
growth and consultation. 
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• The potential implications of this pattern of growth could be substantial, and each area of the district would receive some planned 
growth over the Plan period. The levels of infrastructure required to support growth would vary in each location, but could be 
significant in the higher growth areas 
 
Table 4.12 – Spatial Option 1 

 4.3 Table 4.12 shows the numbers of homes and amount of employment land in hectares that would be required in each area under this 
scenario. There are both benefits and disadvantages to this approach. This pattern of growth would spread planned new 
development around the district, with each area accommodating a share. However, at the lower levels of overall growth this may 
cause community and social facilities that are already nearing their current capacity to exceed those limits, whilst not providing 
sufficient funds from development to invest in significant improvement, upgrades or new facilities. Larger development schemes are 
more likely to generate higher levels of funding from development to deliver associated infrastructure 
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Diagram 4.2 – Spatial Option 1: Proportionate Distribution 
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4.12 - Transport Network Focus 
 

• There are four options that have been developed around the existing public transport 
network, which also take advantage of good access to the motorway network. As in 
Spatial Option 1 the constrained capacity at Loughton and Buckhurst Hill is reflected, 
and influences the distribution of growth in other locations around the district. 
 

• Locating new development where there is good access to public transport is one of the 
key elements to achieve sustainable development. This provides residents and workers 
with a reasonable opportunity to use public transport, potentially reducing private car 
journeys. Spatial Options 2 and 3 therefore seek to focus development in towns and 
large villages where there is a rail station, or good access to a rail station by public 
transport. These options also take advantage of rail stations where they are outside the 
district. 

 
• By focusing on settlements with good or reasonable access to public transport and the 

major road network, the rural areas of the district are specifically excluded. It is not 
realistic, however, to expect that no growth in housing or commercial development will 
occur over the Plan period in the rural areas. Based on previous housing delivery trends, 
10% of the total housing target has been deducted and it is anticipated this will come 
forward in the rural parts of the district. 

 
• There are two broad options using the transport network as a focus: 

 
(i) Focus development in towns/villages with good access to a rail and/or 
underground station: 

Proportionate distribution – Spatial Option 2;  
Equal distribution – Spatial Option 3 

 
(II) Focus development in large town/villages that have good access to public 
transport, but not those along the Central Line, recognising that the peak hour 
capacity of the Central Line has been reached, and no further expansion is 
possible: 

Proportionate distribution – Spatial Option 4;  
Equal distribution – Spatial Option 5 
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Table 4.13 – Spatial Option 2 

  
• Spatial Option 2 distributes development to the towns and villages with good public transport access in proportion to their existing 

size. This brings a particular focus for development to Waltham Abbey, Chigwell and Epping, with smaller levels of growth at North 
Weald, Lower Nazeing, Lower Sheering, Theydon Bois and Roydon. Significant development could bring associated infrastructure 
improvements and new job creation to these areas. As with all these options however, development in the Green Belt will be 
required. 
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Diagram 4.3 – Spatial Option 2: Transport Focus – Proportionate Distribution 
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Table 4.14 – Spatial Option 3 
 

  
• Spatial Option 3 recognises that the presence of a rail / Central Line station in or near one of the towns or villages above is key, and 

uses this as the main driver. This pattern could put proportionately more pressure on the smaller settlements, although conversely 
the higher levels of growth in such settlements could provide the critical mass to deliver new services and community facilities.  
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Diagram 4.4 – Spatial Option 3: Transport Focus – Equal Distribution 
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Table 4.15 – Spatial Option 4 
 

  
• Spatial options 4 and 5 recognise that the capacity of the Central Line is reaching its maximum (see also Chapter 7). London 

Underground has made clear that there are no significant upgrades or changes that can be made to the line or the trains to further 
increase capacity, and therefore these two options focus growth away from the Central Line. Whilst the district’s location on the edge 
of London will always mean there is a high level of out commuting to the capital for work, by not permitting significant additional 
development in towns served by the Central Line, the capacity may not be further stretched. An unintended consequence of this 
distribution pattern could be that commuters choose to use public transport or drive to their nearest Central Line station, thereby 
worsening the existing car-parking capacity issues around these stations. 
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4.4 Some additional capacity may be realised on the Central Line when the Cross Rail terminal is opened in Shenfield from 2018, but 
this cannot be quantified as yet. 

 
4.5 Option 4 shows that development could be spread proportionately between those settlements that have access to a range of 

services and public transport.  
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Diagram 4.5 – Spatial Option 4: Development away from the Central Line – Proportionate Distribution 
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Table 4.16 – Spatial Option 5 
 

  
• Spatial Option 5 follows the same distribution pattern as Option 4 but would spread development equally around these key 

settlements. Whilst the smaller settlements would be required to accommodate proportionately more growth, this may bring 
opportunities for key infrastructure and facilities to be delivered as part of this growth. Local job creation could also result. 
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Diagram 4.6 – Spatial Option 5: Development away from the Central Line – Equal Distribution  
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4.13 -  Focus only on towns/large villages with significant capacity 
 

4.6 Spatial Options 6 and 7 introduce a flexible distribution pattern, and reflect the nature of the district in that there is no single key 
settlement, but a series of towns and large villages that could all play a role to a greater or lesser extent in accommodating the 
development needs of the district over the Plan period. Both options adopt the same distribution pattern, but focus only on the eight 
largest towns and villages in the district, again recognising the key constraint of land availability in Buckhurst Hill and Loughton.  

 
4.7 Although these options show development spread proportionately and equally between all of the identified settlements, this option 

could be much more flexible and focus land requirements on only some of these in order to meet existing infrastructure deficits. For 
example, Chipping Ongar no longer has a secondary school, and a significant amount of development could attract sufficient 
investment to deliver a new facility, along with major road improvements, flood alleviation and affordable housing. Similarly in 
Waltham Abbey, significant levels of development could bring a secondary town centre (i.e. to the east) to further boost the shops 
and job opportunities available in the town. Large areas of land allocated for business purposes in a single location could create a 
modern business park, which could attract high value local jobs to the district. 
 
Question – within these eight towns, do you consider that the distribution options presented are the right ones? Which do 
you prefer and why? What other configuration of growth could be adopted? 
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Table 4.17 – Spatial Option 6 
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Diagram 4.7 – Spatial Option 6: Large Settlements - Proportionate Distribution 
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Table 4.18 – Spatial Option 7 
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Diagram 4.8 – Spatial Option 7: Large Settlements - Equal Distribution 
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4.14 – Any other reasonable options? 
 
 
We have identified the options we consider reasonable based on the best information we have available. Do you think we 
have missed any options? Or do you consider that any of the options could be combined to create further options? 
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e) Settlement analysis 
 
4.15 - Spatial Options – Settlement Analysis 
 

• Following consideration of reasonable distribution patterns above, the possible options for the delivery of this growth have also been 
identified. Recognising that the protection of the Green Belt is one of the most important issues for residents, potential “opportunity 
areas” have been identified within existing settlement boundaries where possible. These are where (a) there is either a known need 
for redevelopment or change of use; or (b) the existing use is likely to cease over the plan period. In themselves, these opportunity 
areas may require a change in the existing policy designations. From this initial analysis it is clear there is insufficient land to meet 
the development needs of the district within the existing settlement boundaries.  
 

• Potential areas (or directions) for growth outside the boundaries of settlements have therefore been identified, using the information 
available in the SLAA.  All of these potential development areas are within the Green Belt, but at this stage it is not reasonable to 
exclude them from consideration solely for this reason. It should also be stressed that the total area of this land (as shown in the 
following diagrams 4.9 to 4.20) far exceeds the amount that would be needed to meet any of the housing and employment land 
targets.  

 
• Limited filtering of sites has taken place at this stage, with only the following being removed: 

 
• Sites that have been scored “red” by the Strategic Land Availability Assessment (SLAA); 
 
• Sites that are within a proposed strategic Green Belt gap; 

 
• Sites that are a significant distance from existing settlements, or those in rural villages that have not yet been assessed in 

detail. 
 

• The level of growth that will be needed in each location will be dependent on the overall growth target, and the spatial distribution 
pattern that is eventually chosen.   
 

• There are key choices to be made about the way in which the development needs of the district are to be met over the Plan period, 
and to do this all reasonable options must be identified and assessed at the first stage. This includes some areas where planning 
permission has previously been refused, but where it may now be reasonable to consider some of the key principles which 
underpinned that decision. 
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• By inclusion in this document, the Council is not favouring any of the potential areas for growth at this stage. It is clear, however, from 
the information given and the detailed assessment in the SLAA, that some sites are considered more suitable for development than 
others. 

 
• Area assessments have been completed for the largest towns and villages in the district, as these are most likely to receive an 

element of planned growth. The settlements are listed in alphabetical order, and not in any order of preference. The smaller rural 
villages have not been assessed in this level of detail as yet. 
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i) Buckhurst Hill 
Diagram 4.9 – Potential development options for Buckhurst Hill 
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Table 4.19 – Potential development options for Buckhurst Hill 
 

 Description Current Use Potential for Change 
Key 

Infrastructure 
Required 

Key Delivery 
Partners 

Potential Opportunity Areas 
BKH1 (SLAA 

Reference - 
SR-0176) 
  
St Just, 
1 Powell Road  

Residential 
garden 
 
Roughly 85% 
of the site is 
Green Belt 
 
Site area = 
1.2ha 

This site is a large residential garden, which was submitted to 
the Call for Sites by the owners for residential development. It 
is just at the edge of the existing settlement, near to the 
shops and services in Queen’s Road. 
 
The site backs onto the Linder’s Field Local Nature Reserve 
(LNR). The house on the site, St Just, is a locally listed 
building which was designated as such due to its association 
with the Linder family and Beatrix Potter. Any redevelopment 
would need to mitigate negative impacts on the LNR. 
 
Potential capacity = 40 homes (just over 30 dph) 

Public open 
space, 
contributions to 
education & 
affordable 
housing 

Site owners 
 
EFDC including: 
Conservation 
Officer 
Countrycare 
officers (who 
manage the LNR) 
 
Buckhurst Hill 
Parish Council 
 
ECC (Highways)  

BKH2 (SLAA 
Reference - 
SR-0230) 
 
Electricity sub-
station off 
Station Way, 
Roding Valley 

Electricity 
sub-station in 
urban area 
 
Site area = 
0.17ha 

This site was submitted to the Call for Sites by the owner 
Transport for London (TfL) for residential development. 
 
It is within the existing settlement, and very close to Roding 
Valley underground station and the Station Way parade of 
shops. However, the site is subject to a TPO, and backs onto 
the railway line. Development would need to be carefully 
designed to mitigate noise issues for future residents. 
 
TfL suggested a capacity of 12 homes (density would be 
roughly 70 dwellings per hectare, but this may be acceptable 
in this urban environment if the site is well designed) 

Local road 
improvements, 
public open 
space, 
contributions to 
education & 
affordable 
housing 

Transport for 
London (owners) 
 

EFDC including 
Landscape 
officers 
 

Buckhurst Hill 
Parish Council 
 

ECC (Highways)  
 
ECC (Schools) 

Directions for growth beyond existing boundaries 
None identified 
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ii) Chigwell  
Diagram 4.10 – Potential development options for Chigwell 
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 Table 4.20 – Potential development options for Chigwell 
 
 Description Current Use Potential for Change Key Infrastructure 

Required 
Key Delivery 
Partners 

Potential Opportunity Areas 
CHG1 (SLAA 

Reference - SR-
0014) 
 
Land adjoining 
40A Hainault 
Road 

Vacant plot 
 
Within Green 
Belt. Site 
area = 
0.39ha 

This site was suggested through the Call for Sites by 
owner for residential housing (10 flats). 
 
It is currently an empty plot, directly adjacent to housing 
and a community hall, within the existing settlement. It is 
near to shops and services, and also to Chigwell station 
(Central Line). 
 
There are some preserved trees on the border with the 
adjacent property (no. 40A), but any development could 
avoid these. 
 
Potential capacity = 10 homes. 
 
However, planning permission was granted in 2011 for 
the erection of one home on this plot. 

Local road 
improvements, 
public open space, 
contributions to 
education & 
affordable housing 

Site owner 
 
EFDC 
Landscape 
officer 
 
Chigwell 
Parish 
Council 
 
ECC 
(Highway 
concerns) 
 
ECC 
(Schools) 
 

Directions for growth beyond existing boundaries 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

CHGA 
 

Metropolitan 
Police Chigwell 
Sports Club, 
Chigwell Hall, 
High Road.l 
 
(SLAA site SR-
0115) 

Metropolitan 
Police 
Chigwell 
Sports Club 
 
Within Green 
Belt. Site 
area = 
19.24ha  
 

Although this site is currently in use as a Sports Club, it 
was suggested by the owner through the Call for Sites for 
potential future re-development. The owner suggests that 
the site could be developed for housing and enhanced 
sports recreation and social facilities, but not immediately 
(owner suggests 10-15 years). 
 
The site is well related to the existing settlement, and is 
near to Chigwell’s shops and services, and the Central 
Line station. 
 
The main building on site, Chigwell Hall, is Grade II listed, 
so re-development would need to be designed sensitively 
around it.  
 
There are also several preserved trees along the south 
eastern boundary, but development could be designed to 
avoid these. A very small part, also along the south 
eastern boundary, is within the Conservation Area. 
 
Potential capacity = 575 dwellings (at 30 dwellings per 
hectare) - but the likely total would be less, as the Listed 
Building would need to remain. 
 

Local road 
improvements, 
public open space, 
contributions to 
education & 
affordable housing 

Site owner 
 
EFDC 
Conservation 
and 
Landscape 
officers 
 
Chigwell 
Parish 
Council 
 
ECC 
(Highways)  
 
ECC 
(Schools) 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

CHGB Area on the 
south corner of 
the junction of 
High Road and 
Vicarage Lane. 
 
(incorporating 
western part of 
SLAA site SR-
0318) 

Vacant plot 
 
Within Green 
Belt. Site 
area = 
approx 1.8ha 
 

This site is entirely within the Conservation Area, so any 
development would need to be carefully designed. It is 
fairly close to shops and services.  
 
There is also potential contamination on part of site, but it 
is thought that redevelopment could be an opportunity to 
enhance the land. 
 
Potential capacity = 54 dwellings (at 30 dwellings per 
hectare) 
 

Potential need to 
improve roundabout 
junction of High 
Road and Vicarage 
Lane? 
 
Local road 
improvements, 
public open space, 
contributions to 
education & 
affordable housing 

Site owner 
 
EFDC 
Conservation 
officer 
 
Chigwell 
Parish 
Council 
 
ECC 
(Highways) 
 
ECC 
(Schools) 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

CHGC 
 

Area to the 
south-east  of 
Chigwell 
Primary School, 
and to the east 
of Vicarage 
Lane, (not 
including 
allotment 
gardens) 
 
(incorporating 
eastern part of 
SLAA site SR-
0318) 

Agricultural 
fields 
 
Within Green 
Belt. Site 
area = 
approx 9.7ha  
 

This area lies on the north eastern edge of Chigwell, fairly 
close to shops and services, and next to Chigwell Primary 
School. 
 
There are some preserved trees on the site but the SLAA 
concludes that impact on these could be mitigated. It is 
also adjacent to the Conservation Area. 
 
The SLAA identified potential contamination across a 
large part of site (from sewage sludge), but thought that 
redevelopment could be an opportunity to enhance the 
land. 
 
Potential capacity = 291 dwellings (at 30 dwellings per 
hectare) 
 

Potential need to 
improve roundabout 
junction of High 
Road and Vicarage 
Lane? 
 
Local road 
improvements, 
public open space, 
contributions to 
education & 
affordable housing 

Site owner 
 
EFDC 
Conservation 
and 
landscape 
officers 
 
Chigwell 
Parish 
Council 
 
ECC 
(Highways) 
 
ECC 
(Schools) 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

CHGD Land bounded 
by Courtland 
Drive, Chigwell 
Brook, the 
Central Line and 
Vicarage Lane. 
 
(incorporating 
western part of 
SR-0098) 

Agricultural 
fields 
 
Within Green 
Belt. Site 
area = 
approx. 
14.8ha 

This site was suggested through the Call for Sites by 
owner for a combination of residential housing, some 
employment, and a community facility to serve the 
housing. 
 
The site is well related to the existing settlement, and is 
near to Chigwell’s shops and services, and the Central 
Line station. 
 
There are some listed buildings nearby, although not on 
the site itself. There are some preserved trees on the 
border (near no. 40A), but any development could be 
designed to avoid these. 
 
Potential capacity = 355 homes and 1.2ha employment 
plus a community facility (assuming an 80:20 split of 
housing to employment, a 30 dwelling per hectare 
housing density, and a commercial plot ratio of 0.4) 

Need for new 
access off 
Courtland Drive? 
 
If CHG1 were to be 
developed, it could 
be used to form a 
new access to 
CHGD off Hainault 
Road? 
 
Local road 
improvements, 
public open space, 
contributions to 
education & 
affordable housing 

Site owner 
 
EFDC 
Conservation 
and 
landscape 
officers 
 
Chigwell 
Parish 
Council 
 
ECC 
(Highways) 
 
ECC 
(Schools) 
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iii) Chipping Ongar 
Diagram 4.10 – Potential development options for Chipping Ongar 
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Table 4.20 – Potential development options for Chipping Ongar 
 

 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

Potential Opportunity Areas 
ONG1 Rear of 101-103 

High Street. 
 
(SLAA site SR-
0022) 

Urban site to the 
rear of Royal Oak 
pub – existing 
business premises 
 
Site area = 1.04ha 

This site was suggested for residential 
development (5 homes) through the Call for 
Sites. 
 
It is well located for the town centre, but near 
to listed buildings, so redevelopment would 
need to mitigate any impact. 
 

As this is a small site, it 
is not thought that it 
would require 
significant infrastructure 
improvements 

Site owners – 
relocation of 
existing businesses 
would be required. 
 
EFDC 
Conservation 
officer 
 
Ongar Town 
Council 
 
ECC (Schools) 
 
Ongar Town Forum 

ONG2 Fyfield Business 
and Research 
Park, Fyfield 
Road. 
 
(SLAA site SR-
0173) 

Business and 
research 
 
Within Green Belt. 
Site area = 9.47ha 

This site was suggested for residential 
development, employment and a community 
facility through the Call for Sites. However, it 
may be more appropriate to protect the 
existing employment use through a formal 
designation. Redevelopment to provide newer 
employment facilities could be a positive step. 
 
There have been several planning applications 
for redevelopment of this site for residential 
and employment use, which have not 
succeeded. The most recent application in 
2011 was for employment only and was 

Local road 
improvements, public 
open space 
 
High speed 
broadband? 

Site owners – 
relocation of 
existing businesses 
would potentially be 
required. 
 
EFDC 
Conservation 
officer 
Trees team? 
 
Ongar Town 
Council 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

refused on grounds of inappropriateness in the 
Green Belt, and conspicuous development. 
This application is currently at appeal. 
 
There are a few listed buildings on the site; 
redevelopment would need to handle these 
sensitively. 
 

 
ECC (Highway 
issues) 
 

Directions for growth beyond existing boundaries 
ONGA Area to the east of 

Fyfield Road and 
north of the A414 
Chelmsford Road. 
 
(Could include all 
or parts of  SLAA 
sites  
SR-0055, 0183, 
0184, 0185, 0186, 
and part of 0395 
to east of Fyfield 
Road, 10ha) 

Agricultural fields 
and scrub land 
 
Within Green Belt. 
Approx total = 27ha 

This area is a fair distance from the town 
centre, but is closer to shops and services 
within Shelley, including the primary school. 
Parts of the area were suggested through the 
Call for Sites for housing. 
 
Much of the site is within an area of moderate 
to high sensitivity (Settlement Edge Landscape 
Sensitivity Study (SELSS)). 
 
Potential capacity: for housing alone could be 
roughly 795 homes (assumes 30 dph). 
However this site may be suitable for mixed 
use, and could accommodate roughly 635 
homes plus 5.3 hectares employment land. It 
may also be appropriate to include a 
community facility. 
 
 

Development of a site 
of this size will require 
expansion of Shelley 
primary school, and 
may attract sufficient 
population growth to 
justify the provision of a 
new secondary school 
in Ongar 
 
Local road 
improvements, public 
open space, 
contributions to 
education & affordable 
housing 

Site owners 
 
EFDC 
 
Ongar Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 

ONGB Area to the east of 
Roding View and 
Mayflower Way, 

Agricultural fields 
 
Within Green Belt. 

This area is some way between the shops and 
services of the High Street, and those within 
Shelley, including the primary school. Parts of 

Development of a site 
of this size may require 
expansion of Shelley 

Site owners 
 
EFDC 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

and south of the 
A414 Chelmsford 
Road. 
 
(Could include all 
or parts of  SLAA 
sites  
SR-0051 and 
0387) 
 

Approx total = 14ha the area were suggested through the Call for 
Sites for  
housing and employment. 
 
Part of the area is within Great Stony School 
conservation area, so development would 
need to be sensitive to built heritage. 
 
Potential capacity: roughly 345 homes and 
roughly 1 hectare of employment (assumes 30 
dph, and an 80:20 land split of housing to 
employment). It may also be appropriate to 
include a community facility. 

primary school. It is not 
clear at this stage 
whether development 
would attract sufficient 
population growth to 
justify the provision of a 
new secondary school 
in Ongar 
 
Local road 
improvements, public 
open space, 
contributions to 
education & affordable 
housing 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Conservation 
officer 
 
Ongar Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 

ONGC Area to the east of 
High Street.  
 

Playing 
field/recreation 
ground and amenity 

This area is near the High Street with its shops 
and services, and fairly near Chipping Ongar 
primary school. Part of the area was suggested 

Development of a site 
of this size would 
require expansion of 

Site owners. 
 
EFDC 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

(Could include all 
or parts of SLAA 
sites  
SR-0255 and 
0315) 
 

open space, sports 
club and car park, 
some residential 
garden land and 
agricultural fields 
 
Recreation field 
and sports club at 
Love Lane, 
including all 
buildings especially 
the garage, sports 
club and former 
Council Offices. 
 
Within Green Belt. 
Approx total 
=59.5ha 
 

by Ongar Town Council through the Call for 
Sites for housing and a community facility. 
 
The area adjoins a Conservation Area and the 
site of Ongar Castle, so development would 
need to be sensitive to built heritage. All of the 
site is within an area of moderate to high 
sensitivity (SELSS) 
 
Part of the area is within flood zones 2 and 3a, 
which would mean that about 12 hectares 
could not be developed, however, the overall 
available area would still be very large. 
 
Potential capacity: for housing alone could be 
roughly 1,805 homes (assumes 30 dph).  
 
However this site may be suitable for mixed 
use, and could accommodate roughly 1,445 
homes plus 4.8 hectares employment land. It 
would need to include a community facility to 
replace the Council Offices which would be 
lost, and re-provision of open space, the sports 
centre, the playing field and the recreation 
ground. The site may need to include the 
provision of a new secondary school, unless a 
more suitable site can be found elsewhere 
within the town, given the scale of potential 
development. 
 

Shelley primary school 
and/or Marden Ash 
primary school, and 
attract sufficient 
population growth to 
justify the provision of a 
new secondary school 
in Ongar 
 
Relocation of existing 
sports centre, Council 
Offices and recreation 
space would be 
required 
 
Depending on the scale 
of development, a 
bypass south from the 
A414 might be needed 
 
Local road 
improvements, public 
open space, 
contributions to 
education & affordable 
housing 

Conservation, 
Landscape and 
Land Drainage 
officers 
 
 
Ongar Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Ongar Town Forum 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

ONGD Area to the west of 
High Street and 
existing residential 
development, and 
south of the A414 
Chelmsford Road 
 
(Could include all 
or parts of SLAA 
sites  
SR-0067 (all 3 
parts), 0120 and 
0390) 
 

Agricultural fields 
and a few houses  
 
Within Green Belt. 
Approx total = 84 
ha 

This area is near the High Street with its shops 
and services, and near Shelley and Chipping 
Ongar primary schools. Most of the area was 
suggested through the Call for Sites for 
housing. 
 
Part of the area is in a flood risk zone, meaning 
that about 18 hectares could not be developed, 
however, the overall available area would still 
be very large. Much of the site is within an area 
of moderate to high sensitivity (SELSS), there 
are TPOs present, and the site adjoins a 
Conservation Area, so development needs to 
be sensitive. 
 
Potential capacity: for housing alone could be 
roughly 2,530 homes (assumes 30 dph). 
However this site may be suitable for mixed 
use, and could accommodate roughly 2,015 
homes plus 6.7 hectares employment land. It 
may also be appropriate to include a 
community facility. The site may need to 
include the provision of a new secondary 
school given the scale of potential 
development, unless a more suitable location 
elsewhere in the town can be identified. 
 
Area D includes some land to the south of 
Greensted Road. It may be more sensible to 
exclude this, as the road could be used as a 
defensible Green Belt boundary. 

Development of a site 
of this size will require 
expansion of Shelley 
and/or Chipping Ongar 
primary schools, and 
attract sufficient 
population growth to 
justify the provision of a 
new secondary school 
in Ongar 
 
Depending on the scale 
of development, a 
bypass south from the 
A414 might be needed 
 
Other local road 
improvements, public 
open space, 
contributions to 
education & affordable 
housing 

Site owners 
 
EFDC 
Conservation, 
Landscape and 
Land Drainage  
officers 
 
Ongar Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Ongar Town Forum 
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iv) Epping 
Diagram 4.11 – Potential development options for Epping 
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Table 4.20 – Potential development options for Epping 
 

 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

Potential Opportunity Areas 

EP
P1

 

St John’s 
Road area 
 
(SLAA 
Reference 
SR-0281) 

Vacant school and 
community buildings. Also 
includes Epping Hall and 
EFDC depot. Access from St 
John’s Road and High Road. 
 
Site area – 3ha 

Consultation period on 
potential options for the 
future of this land expired in 
April 2012. 
 
Consultation options were: 

1. Retail-led  
2. Leisure-led 
3. Retail & Leisure 
4. Residential 

 
Planning officers will feed the 
outcomes of this consultation 
exercise into the preparation 
of the Local Plan 
 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing (should 
residential development be 
considered suitable), 
community facilities and local 
road improvements are likely 
to be necessary. 

Landowners:  
 
EFDC 
 
Epping Town Council  
 
ECC (Highways) 
 
ECC (Schools) 
 
Potential developer 

EP
P2

 

Epping Sports 
Centre, 
Hemnall 
Street 
 
(SLAA 
Reference – 
SR-0347) 

Existing sports centre & 
parking owned by EFDC 
 
Site area – 0.4ha 

The sports centre is ageing, 
and over the period of the 
Local Plan it is reasonable to 
consider whether this centre 
will continue to meet the 
needs of the residents of 
Epping, and whether it may 
be appropriate to consider 
relocating the Sports Centre 
and allowing redevelopment 
of this site. 
 

Re-provision of the Sports 
Centre in an accessible 
location 
 
Contributions to education, 
affordable housing (should 
residential development be 
considered suitable), 
community facilities and local 
road improvements are likely 
to be necessary. 

EFDC 
 
Epping Town Council 
 
ECC (Highways) 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

EP
P3

 

54 Centre 
Drive. 
 
(SLAA 
Reference – 
SR-0005) 

1970s building used for 
offices and warehousing  
 
Site area – 0.2ha 

Site could be redeveloped for 
residential purposes, subject 
to further investigation into 
the continued need for this 
employment generating use 
in this location. 
 
 

No significant infrastructure 
constraints known at present 
 

EFDC 
 
Epping Town Council 
 
ECC (Highways) 

EP
P4

 

Bower Hill 
Industrial 
Estate & 
Laundry Site, 
Bower Hill 
 
(SLAA 
Reference 
SR-0278) 

Existing allocated industrial 
area 
 
Site area – 1.9ha 

This industrial area is 
between the Central Line and 
Bower Hill, and is adjacent 
on two sides to residential 
development.  
 
Some of the existing 
business users on this site 
have previously expressed a 
desire to move to a more 
suitable location, where less 
nuisance to residential 
neighbours would occur. 
 
Would result in a loss of 
employment land, and 
existing users would need to 
be relocated. 
 
Potential capacity – 55-95 
dwellings (30-50 dph) 
 
 
 

No significant infrastructure 
constraints known at present 
 
 

EFDC 
 
Epping Town Council 
 
ECC (Highways) 
 
Site owners / agents. 
Leaseholders. 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

Potential directions for growth beyond existing boundaries 

EP
PA

 

Land between 
Kendal 
Avenue and 
Stonards Hill  
 
(SLAA 
Reference 
SR-0071) 

Agricultural fields within 
Green Belt 
 
Site area – 14.5ha 

Potential for residential 
development, subject to 
careful design to 
accommodate a number of 
preserved trees throughout 
the site. 
 
Sensitive pre-18th century 
landscape – impact would 
require further investigation. 
 
Maximum capacity 300 
dwellings, subject to retention 
of trees. 
 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing, 
community facilities and local 
road improvements are likely 
to be necessary. 

EFDC 
Landscape officer 
 
Epping Town Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Site owners / agents.  

EP
PB

 

North of 
Stonards Hill, 
north west of 
former Central 
Line and 
south east of 
recreation 
ground. 
 
(SLAA 
Reference 
SR-0406) 

Agricultural fields within 
Green Belt 
 
Site area approx – 7.8ha 

Potential for residential 
development. 
 
Sensitive pre-18th century 
landscape and adjacent to 
Local Wildlife Site – impact 
would require further 
investigation. 
 
Maximum capacity 230 
dwellings 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing, 
community facilities and local 
road improvements are likely 
to be necessary. 

EFDC 
 
Epping Town Council 
 
ECC 
 
Site owners / agents are 
currently unknown.  
 
Deliverability unknown. 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

EP
PC

 

Rear of 
Woodmeads, 
north east of 
Lynceley 
Grange, 
Beulah Road, 
Woodberry 
Down, 
Barfield and 
James Street, 
west of Wintry 
Park House  
 
(SLAA 
Reference 
SR-0132a) 
 

Agricultural fields within 
Green Belt 
 
Site area approx – 12ha 

Potential for residential 
development. 
 
Maximum capacity 350 
dwellings (30dph), subject to 
protection of veteran trees 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing, 
community facilities and local 
road improvements are likely 
to be necessary. 

EFDC 
 
Epping Town Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Site owners / agents are 
currently unknown.  
 
Deliverability unknown. 

EP
PD

 

Land, 
between 
Lindsey Street 
and Bury 
Lane 
 
(SLAA 
Reference 
SR-0132a) 

Agricultural fields within 
Green Belt 
 
Site area – approx 53ha 

Potential for substantial 
extension to Epping. Mixed 
use development providing 
residential, employment 
community facilities and open 
space. 
 
Adjacent to Swaines Green 
Local Wildlife Site and 
allotments. 

Development of a site this 
size would require significant 
infrastructure investment 
including (but not restricted 
to) utility connections, 
education, affordable 
housing, community facilities, 
public transport and 
highways. 

EFDC 
Countrycare 
 
Epping Town Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Utility providers 
 
London Underground 
 
Site owners / agents 

P
age 130



 87 

 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

EP
PE

 

South of 
Theydon 
Place 
 
(SLAA 
Reference – 
SR-0208) 

Open space within Green 
Belt 
 
Site area – 5.9ha 

Recent planning application 
(EPF/2040/10) refused on 
Green Belt grounds, however 
could provide a reasonable 
extension to Epping. 
 
Potential capacity – 60 
dwellings. 
 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing, 
community facilities and local 
road improvements are likely 
to be necessary. 

EFDC 
 
Epping Town Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Site owners / agents 

EP
PF

 

North of M25, 
west of 
Central Line, 
south of Ivy 
Chimneys 
Road. 
 
(SLAA 
References – 
SR-0069; SR-
0333b) 

Open space within Green 
Belt 
 
Site area – approx 17ha  
 
High voltage electricity lines 
running through site would 
reduce development capacity 
by approximately a third 
 
Potentially developable area 
– approx 12ha 

Potential for residential 
development. Would need to 
be focused to the northern 
part of the site due to the 
electricity lines. 
 
Low landscape sensitivity, 
and good access to Ivy 
Chimneys primary school, 
although capacity would 
need to be extended. 
 
Maximum capacity approx 
350 dwellings (30dph) 
 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing, 
community facilities and local 
road improvements are likely 
to be necessary. 

EFDC 
 
Epping Town Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Site owners / agents – only 
known for small part of area. 
  
Deliverability of majority of 
site unknown at this stage. 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

EP
PG

 

North of M25, 
east of 
Central Line, 
south of 
Brook Road 
 
(SLAA 
Reference – 
SR-0113) 
 

Agricultural fields within 
Green Belt 
 
Site area – approx 26ha  
 
High voltage electricity lines 
running through site would 
reduce development capacity 
by a marginal amount 
 

Potential for residential 
development which would 
need to be focused to the 
northern part of the site due 
to the electricity lines. 
 
Low landscape sensitivity, 
and good access to Ivy 
Chimneys primary school, 
although capacity would 
need to be extended. 
 
Maximum capacity approx 
250 dwellings (equivalent to 
10dph – suggested SLAA 
capacity) 
 
 
 
 
 
 
 
 
 
 
 
 
 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing, 
community facilities and local 
road improvements are likely 
to be necessary. 

EFDC 
 
Epping Town Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Site owners / agents 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

EP
PH

 

East of The 
Orchards and 
former Central 
Line, north of 
Stewards 
Green Road  
 
(SLAA 
References – 
SR-0153; SR-
0343) 

Agricultural fields within 
Green Belt 
 
Site area – approx 23ha 

Potential for substantial 
extension to Epping. Mixed 
use development providing 
residential, employment 
community facilities and open 
space. 
 
Close to Epping Central Line 
station, but is an area of high 
landscape sensitivity. 
 
 

Development of a site this 
size would require significant 
infrastructure investment 
including (but not restricted 
to) utility connections, 
education, affordable 
housing, community facilities, 
public transport and 
highways. 

EFDC 
Countrycare (the Green Lane 
on the east side of the site is 
a Local Wildlife Site) 
 
Epping Town Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Utility providers 
 
London Underground 
 
Site owners / agents – 
owners of northern part of 
site currently unknown.  
 
Deliverability of whole area 
unknown. 
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v) Loughton / Debden 
Diagram 4.12 – Potential development options for Loughton / Debden 
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Table 4.21 – Potential development options for Loughton / Debden 
 

 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

Potential Opportunity Areas 
LOU1 SR-0058 

Land to north of 
Clay’s Lane and 
east of Stanmore 
Way. 

Agricultural 
field and stable 
paddocks 
 
Within Green 
Belt. Site area 
= 2.59ha 
 

This area was suggested by the owner through 
the Call for Sites for residential development. 
 
The site is on the edge of the existing settlement, 
and is fairly near to the shops and services in 
Loughton. It is classified as an area of High 
Sensitivity (Red) within the Settlement Edge 
Landscape Sensitivity Study (SELSS), so 
development would have to be carefully designed. 
 
Potential capacity = 78 homes (at 30 dph). 
 

Local road 
improvements, public 
open space, 
contributions to 
education & 
affordable housing 

Site owners 
 
EFDC 
 
Loughton Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) P
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

LOU2 SR-0325 
Broad area north 
east of Langston 
Road for 
extension to 
Oakwood Hill 
Industrial Estate. 

Vacant 
 
Site area = 
9.06ha 
 
Within Green 
Belt 

This site is adjacent to the Langston Road 
industrial estate, at the edge of Debden, and is 
therefore well served by shops and services, and 
the Central Line station. 
 
The SLAA suggests that residential or housing 
development may be appropriate here. Given the 
proximity of a large employment estate, it is 
considered that employment development would 
be more appropriate. 
 
A small part of the site is within flood zone 3a, but 
it is not thought that this would affect whether the 
site could be developed. 
 
Due to the presence of some flood risk, the 
Strategic Land Availability Assessment  
recommends that only part of the site be 
developed. Potential capacity = 3.02 ha 
employment. 

Local road 
improvements  

Site owners 
 
Loughton Town 
Council 
 
ECC (Highways) 
 
Loughton Broadway 
Town Centre 
Partnership  
 
Land drainage (some 
flooding issues on 
part of this area) 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

LOU3 SR-0355 Parts of 
Oakwood Hill / 
Langston Road 
industrial estates. 

Existing  
Industrial 
Estate / 
Business Park 
– various 
businesses 
 
Site area = 
approx. 
33.51ha 

This large area encompasses the existing 
Langston Road and Oakwood Hill Industrial 
Estates. 
 
The Employment Land Review suggests that 
selective regeneration and modernisation of units 
in this area (encompasses ELR Site 4) could yield 
2.0 ha of new employment development. The site 
is within Debden and is therefore well served by 
shops and services, and the Central Line station. 
 
The land is contaminated, with a potential high 
cost of remediation (as buried asbestos prefabs 
have been identified) but this is likely to be able to 
be mitigated. 
 
A small part of the site is within flood zones 3a 
and 3b, but it is not thought that this would affect 
whether the site could be developed. 
 
Part of site is across the road from Roding Valley 
Local Nature Reserve (LNR). Any redevelopment 
would need to mitigate negative impacts on the 
LNR, part of which is a Site of Special Scientific 
Interest (SSSI).  
 
The Strategic Land Availability Assessment  
recommends that only part of this large existing 
employment area be redeveloped, to provide 
approximately 2.0 ha additional employment. 
 

Local road 
improvements - 
potential need for 
access improvements 

Site owners  
 
EFDC (which owns 
part of site), 
including any tenants 
 
Countrycare officers 
(who manage the 
LNR) 
 
Loughton Town 
Council 
 
ECC (Highways) 
 
Loughton Broadway 
Town Centre 
Partnership 
 

P
age 137



 94 

 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

LOU4 SR-0018 
Former Bank of 
England sports 
ground (not 
including the 
Academy 
Britannia Club), 
Langston Road 

5 a side 
football pitches 
and clubhouse 
 
Within Green 
Belt 
 
Site area = 
6.24ha 
 

This area was suggested by the owner through 
the Call for Sites for residential or employment 
development. Given that the site is well located 
near a large existing employment area, it is 
considered that employment use would be 
preferable, over the suggestion of the Strategic 
Land Availability Assessment and the site owner 
that both uses should be accommodated. 
 
The site is within Debden and is therefore well 
served by shops and services, and the Central 
Line station. It is classified as an area of High 
Sensitivity (Red) within the SELSS so 
development would have to be carefully designed.  
 
The land may be contaminated, with a potential 
high cost of remediation (former use as print 
works), however the adjacent development has 
overcome this. 
 
Flood Risk would restrict potential development to 
roughly half of the site for housing, or roughly two 
thirds of the site for employment uses. 

Local road 
improvements - 
potential need for 
access improvements 

Site owners 
 
Existing tenants – it 
is thought the current 
tenants have a fixed 
termination/buy-out 
clause 
 
EFDC 
 
Loughton Town 
Council 
 
ECC (Highways) 
 
ECC (Schools)  
 
Loughton Broadway 
Town Centre 
Partnership  
 
Land drainage (some 
flooding issues on 
part of this area) 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

LOU5 SR-0279 
Oakwood Hill 
Industrial Estate 
(East) 

Vehicle yard 
and vacant 
land 
 
Site area = 
3.87ha 
 

This area was identified through the Employment 
Land Review for potential redevelopment (ELR 
Site 4). 
 
The site is on the edge of Debden, very near to 
shops and services, and the Central Line station. 
It is also adjacent to a large existing area of 
employment. 
 
Roughly one half of the site could be developed 
as there is some flood risk present.  
 
The land may be contaminated, with a potential 
high cost of remediation (former use as print 
works), although nearby plots have been 
developed without problems. 
 
The Strategic Land Availability Assessment 
suggests a potential capacity of 0.77 ha 
employment development, due to the flooding 
constraint. 
 

Local road 
improvements - 
potential need for 
access improvements 
 
Relocation of existing 
vehicle yard? 

Site owners 
  
Loughton Town 
Council 
 
ECC (Highways) 
 
Loughton Broadway 
Town Centre 
Partnership 
 
Land drainage (some 
flooding issues on 
part of this area) 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

LOU6 SR-0289 
Vere Road. 

Urban site 
comprising car 
parking and 
garages to the 
rear of 
Loughton 
Broadway 
 
Site area = 
0.97ha 
 

This large site was identified for regeneration and 
redevelopment though the Loughton Broadway 
Development Brief prepared for EFDC, which 
owns this site. The Brief suggested residential 
and retail uses. 
 
It is in Debden and is therefore well served by 
shops and services, and the Central Line station. 
 
There may be contamination on a small part of 
site (which was formerly brickworks land), 
however the Strategic Land Availability 
Assessment  concluded that dealing with this 
could be an opportunity to improve the site. 
 
The Strategic Land Availability Assessment 
suggests a potential capacity of 41 dwellings 
(roughly 42 dph) 
 

Local road 
improvements, public 
open space, 
contributions to 
education & 
affordable housing 
 
Need to re-provide 
car parking 
elsewhere? 

EFDC (site owners) 
Estates & Valuation 
officers 
 
Loughton Town 
Council 
 
ECC (Highways) 
 
ECC (Schools)  
 
Loughton Broadway 
Town Centre 
Partnership 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

LOU7 SR-0285 
Winston Churchill 
Public House, The 
Broadway 
 
 

Urban site with 
public house 
and car park 
 
Site area = 
0.24ha 

This site was identified for regeneration and 
redevelopment though the Loughton Broadway 
Development Brief, and also through the Town 
Centres Study. 
 
It is in Debden and is therefore well served by 
shops and services, and the Central Line station. 
 
The Strategic Land Availability Assessment  
suggests a combination of retail and residential 
development. It is felt, however, that retail is more 
suitable on this ‘gateway’ site to The Broadway. 
 
There may be contamination on this site (which 
was formerly brickworks land), however the 
Strategic Land Availability Assessment  
concluded that dealing with this could be an 
opportunity to improve the site. 
 

Local road 
improvements - 
potential need for 
access improvements 
 
Replacement of 
community facility – 
public house adjoining 
town centre 

EFDC (site owners) 
Estates & Valuation 
officers 
 
Tenant – brewery 
 
Loughton Town 
Council 
 
ECC (Highways) 
  
Loughton Broadway 
Town Centre 
Partnership  
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

LOU8 SR-0284  
Sainsbury’s 
Supermarket and 
adjoining land, 
Burton Road and 
The Broadway 

Sainsbury’s 
supermarket, 
other retail 
units and petrol 
station 
 
Site area = 
0.52ha 

This large site was identified for regeneration and 
redevelopment though the Loughton Broadway 
Development Brief, and also through the Town 
Centres Study. 
 
It is in Debden and is therefore well served by 
shops and services, and the Central Line station. 
 
The Strategic Land Availability Assessment  
suggests a combination of retail and residential 
development. It is felt, however, that retail is more 
suitable on this ‘gateway’ site to The Broadway. 
 
There may be contamination on this site to do the 
use as a petrol station However the SLAA 
concluded that dealing with this could be an 
opportunity to improve the site. 
 
It is understood that the current tenant of the 
supermarket, Sainsbury's, has a fairly long 
existing lease, so the site will only be available in 
future. The cost of relocating/accommodating 
existing occupiers and dealing with contamination 
could make development viability marginal, but 
this is not yet known. 
 

Local road 
improvements - 
potential need for 
access improvements 
 
Re-provision of petrol 
station, retail units 
and supermarket? 

EFDC (site owners) 
Estates & Valuation 
officers 
 
Tenants – 
Sainsbury’s, BP 
 
Loughton Town 
Council 
 
ECC (Highways) 
 
Loughton Broadway 
Town Centre 
Partnership  
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

LOU9 SR-0286 
Burton Road.  

Urban site 
comprising 
three plots 
along Burton 
Road identified 
in Loughton 
Broadway 
Development 
Brief and 
adjacent land 
(car park and 
green area).  
 
Currently used 
as 
garages/retail 
service 
area/car 
parking 
 
Site area = 
1.28ha 
 

This large site was identified for regeneration and 
redevelopment though the Loughton Broadway 
Development Brief prepared for EFDC, which is 
the owner 
 
The Brief suggested residential and retail use for 
this site, but it is thought more suitable purely for 
housing. 
 
It is within Debden and is therefore well served by 
shops and services, and the Central Line station. 
 
The Development Brief suggested 53 homes. 
Additional land could accommodate a further 27 
(at approx. 40dph), therefore total potential 
capacity = 80 homes. 

Local road 
improvements, public 
open space, 
contributions to 
education & 
affordable housing 
 
Need to re-provide 
retail service area and 
parking elsewhere? 

EFDC (site owners) 
Estates & Valuation 
officers 
 
Loughton Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Loughton Broadway 
Town Centre 
Partnership P
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

LOU10 SR-0280 
Oakwood Hill 
Industrial Estate 
(West) 

Vacant scrub 
land 
 
Site area = 
0.55ha 

This area was identified through the Employment 
Land Review for potential redevelopment (ELR 
Site 4). 
 
The site is within Debden, near to shops and 
services and the Central Line station. It is also 
adjacent to a large existing area of employment. 
The land is contaminated, with a potential high 
cost of remediation (as buried asbestos prefabs 
have been identified). The site is covered by a 
TPO, although the preserved trees are on the 
borders. Part of the site is across the road from 
Roding Valley Local Nature Reserve (LNR). Any 
redevelopment would need to mitigate negative 
impacts on the LNR and SSSI.  
 
The Strategic Land Availability Assessment 
suggests a potential capacity of 0.22 ha 
employment. 

Local road 
improvements - 
potential need for 
access improvements 

EFDC (Site owners) 
Estates & Valuation 
officers 
Trees team 
Countrycare officers 
(who manage the 
LNR) 
 
Loughton Town 
Council 
 
ECC (Highways) 
 
Loughton Broadway 
Town Centre 
Partnership  
 

LOU11 SR-0059 
Land at 20 Albion 
Hill, Loughton 

Existing 
dwelling house, 
garages and 
gardens  
 
Site area = 
0.29ha 
 

This area was suggested by the owner through 
the Call for Sites for residential development. 
 
The site is within the existing settlement, and is 
near to the shops and services in Loughton High 
Road.  
 
Potential capacity = 10 homes (at 30dph) 

Local road 
improvements, 
contributions to 
education & 
affordable housing 
 
Need to re-provide 
parking elsewhere? 

Site owners 
 
EFDC 
 
Loughton Town 
Council 
 
ECC (Highway 
issues) 
ECC (Schools) 

Directions for growth beyond existing boundaries 
None identified 
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vi) Lower Nazeing 
Diagram 4.13 – Potential development options for Lower Nazeing 
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Table 4.22 – Potential development options for Lower Nazeing 
 
 Description Current Use Potential for Change Key Infrastructure 

Required 
Key Delivery 
Partners 

Potential Opportunity Areas 
NAZ1 Hoe Lane area. 

 
(Could include 
all or parts of 
SLAA sites  
SR-0135b, 
0136, 0166, 
0168, 0276, part 
of 0302) 

Multiple uses 
including 
glasshouses, 
residential, 
industry, 
agricultural 
fields.  
 
Within Green 
Belt. Approx total 
=13.5ha 

Concerns have been raised by the Parish Council 
regarding HGV movements damaging Hoe Lane.  
 
A change of use to residential could result in less 
heavy goods vehicle movements and help to 
alleviate pressure on the road, and at the 
overstressed crossroads at Middle Street/North 
Street/Nazeing Road/St Leonards Road. 
 
It would also prevent further industrial ‘creep’ in 
an area without sufficient highways infrastructure 
to cope with HGV movements. 
 
Parts of this overall area have been suggested for 
residential development through the Call for Sites. 
A large part of the area is within the Nazeing and 
South Roydon Conservation Area. 
 
Potential capacity = roughly 400 homes (assumes 
30 dph) 

Further investigation 
of capacity at the 
primary school may 
be necessary 
 
Relocation of 
existing industrial 
and glasshouse 
businesses would 
be required. 
 
Local road 
improvements, 
public open space, 
contributions to 
education & 
affordable housing 

Site owners   
 
EFDC  
Conservation and 
Land Drainage  
officers 
 
Nazeing Parish 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Land drainage 
(some flooding 
issues on part of 
this area) 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

Directions for growth beyond existing boundaries 
NAZA Area to north of 

Maplecroft Lane 
and Shooters 
Drive 
 
(Could include 
all or parts of 
SLAA sites  
SR-0301 & 
0150) 

Agricultural 
fields, and 
existing fencing 
centre business. 
 
Within Green 
Belt.  
 
Approx total = 
23ha 

Parts of this overall area have been suggested for 
residential development through the Call for Sites. 
 
Also, this area is within an area of moderate to 
high sensitivity (Settlement Edge Landscape 
Sensitivity Study (SELSS)). 
 
Potential capacity = roughly 690 homes (assumes 
30 dph) 
 

Further investigation 
of capacity at the 
primary school may 
be necessary 
 
New access road?  
 
Public open space, 
contributions to 
education & 
affordable housing 

Site owners – 
relocation of 
existing fencing 
business would be 
required. 
 
EFDC 
 
Nazeing Parish 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
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 Description Current Use Potential for Change Key Infrastructure 
Required 

Key Delivery 
Partners 

NAZB Area to south of 
Pound Close / 
Middle Street 
 
(Could include 
all or parts of  
SLAA sites  
SR-0011, 0101 
& 0300) 

Agricultural 
fields, and a 
farm.  
Within Green 
Belt. Approx total 
= 27.5ha 

Parts of this overall area have been suggested for 
residential and employment development through 
the Call for Sites. Area is near to existing 
settlement centre. 
 
Potential capacity according to the SLAA is 
roughly 450 homes and 3.2 ha employment 
 
However, any commercial development could 
worsen the existing highways issues regarding 
HGV movements.  
 
Also, this area is within an area of moderate to 
high sensitivity (SELSS). 
 
Small part of site within conservation area. 
 

Further investigation 
of capacity at the 
primary school may 
be necessary 
 
New access road? 
Public open space, 
contributions to 
education & 
affordable housing 
 
 

Site owners  
 
EFDC 
 
Conservation 
officer 
 
Nazeing Parish 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
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vii) Lower Sheering 
Diagram 4.14 – Potential development options for Lower Sheering & Sheering 
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Table 4.23 – Potential development options for Lower Sheering & Sheering 
 

 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

Potential Opportunity Areas 
None identified within settlement boundaries 

Potential directions for growth beyond existing boundaries 

LS
HA

 

West of Lower 
Sheering Road, 
south of 
Sawbridgeworth 
Road – 
adjacent 
Railway Hotel, 
Lower Sheering  
 
(SLAA 
Reference – 
SR-0121) 

Green space, largely tree 
covered 
 
Approx area – 0.5ha 

Could be appropriate for 
residential development, 
subject to more detailed 
investigation of the trees that 
cover the majority of the site. 
These trees are not currently 
subject to a Tree 
Preservation Order.  
 
Potential residential capacity 
– 14 subject to further 
assessment of tree cover. 
 

No significant infrastructure 
constraints known at present 
 
 

EFDC 
Landscape officer 
 
Sheering Parish Council 
 
ECC (Highways) 
 
Site owner/agent 

LS
HB

 

South of 
Sawbridgeworth 
Road, east of 
Lower Sheering 
Road, north of 
Back Lane, 
Lower Sheering 
 
(SLAA 
References – 
SR-0032; SR-
0313) 
 

Large area comprising 
agricultural fields, and 
some vacant grass / scrub 
land 
 
Approx area – 21ha 

Area could be appropriate for 
mixed use development 
comprising residential, 
commercial and community 
uses 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
highways, open space, 
affordable housing and other 
community facilities will be 
required to support any new 
development of a significant 
scale. 

EFDC 
 
Sheering Parish Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Site owner/agent – the 
landowner is unknown for a 
large proportion of the site, 
therefore deliverability is 
unknown. 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

SH
EA

 

Land west of 
Crown Close, 
east of M11, 
Sheering 
 
(SLAA 
Reference – 
SR-0073) 

Grass / scrub land within 
the Green Belt 
 
Site area approx. - 4.7ha 

Site has been promoted for 
development through the 
SLAA 
 
Potentially suitable for 
residential development, 
subject to treatment on site to 
mitigate against the impact of 
the motorway. 
 
Potential residential capacity 
– 71 dwellings. 

No significant infrastructure 
constraints identified at 
present. 
 
Contributions to community 
facilities, affordable housing, 
open space and highway 
improvements may be 
necessary should principle of 
development be considered 
appropriate. 
 

EFDC 
 
Sheering Parish Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Land owner / agent  

SH
EB

 

Land at 
Daubneys Farm 
and north of 
Primley Lane 
and The 
Plashets, 
Sheering 
 
(SLAA 
References – 
SR-0033; SR-
0311) 

Agricultural fields within 
Green Belt 
 
Site area approx. – 14 ha 

A small area has been 
promoted through the SLAA. 
 
Potentially suitable for mixed 
use development, bringing 
local jobs and facilities 
provision alongside 
residential development. 
 
Any design will need to 
respect the Listed Buildings 
within the farm complex, and 
the large preserved 
woodland to the north. 
 
Potential dwelling capacity at 
30 dph – 420. This could 
reduce subject to other uses 
being proposed. 
 

Contributions to community 
facilities, affordable housing, 
open space and highway 
improvements may be 
necessary should principle of 
development be considered 
appropriate. 

EFDC 
 
Trees team 
 
Conservation officer 
 
Sheering Parish Council 
 
ECC 
 
Land owner has not been 
identified for the majority of 
the northern part of the site, 
Deliverability of the overall 
area is therefore unknown. 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

SH
EC

 

Land south of 
The Street, 
west of Church 
Lane, Sheering 
 
(SLAA 
Reference – 
SR-0265) 

Agricultural fields and open 
space within Green Belt 
 
Site area approx. - 6.1ha 

Potentially suitable for mixed 
use development, bringing 
local jobs and facilities 
provision alongside 
residential development. 
 
Any design will need to 
consider any potential impact 
on the large preserved 
woodland to the south of the 
site. 
 

Contributions to community 
facilities, affordable housing, 
open space and highway 
improvements may be 
necessary should principle of 
development be considered 
appropriate. 

EFDC 
Landscape officer 
 
Sheering Parish Council 
 
ECC 
 
Land owner / agent 
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viii) North Weald 
Diagram 4.15 – Potential development options for North Weald 
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Table 4.24 – Potential development options for North Weald 
 

 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

Potential Opportunity Areas 

NW
B 
1 

Hurricane 
Way / Merlin 
Way Industrial 
Estate, North 
Weald 
 
(SLAA 
reference SR-
0274) 

Commercial and industrial 
estate – primarily warehouse 
uses. 
 
Approx 8ha. 

Intensification of existing 
commercial & industrial uses 
may be possible. 
 
May be opportunity to 
accommodate businesses 
relocated from Thornwood if 
principle of that 
redevelopment accepted. 
 

No significant infrastructure 
constraints known at present 

EFDC 
 
North Weald Parish Council 
 
ECC (Highways) 
 
Site owners / leaseholders 

NW
B 
2 

Leader 
Lodge, 
Epping Road, 
North Weald 
 
(No SLAA 
reference) 

Single house in large garden, 
currently converted to two 
self-contained flats. Vacant 
since 2010. Poor state of 
repair. 
 
EFDC ownership – approx 
0.2ha 

Number of previous attempts 
by the Council to re-use or 
redevelop this site for 
housing purposes. “Planning 
for Real” has been carried 
out to determine most 
appropriate future use. May 
not require change to policy 
approach. 
 

No significant infrastructure 
constraints known at present 

EFDC 
 
North Weald Parish Council 
 
Hastoe Housing (Planning for 
Real exercise – Spring 2012) 

NW
B 
3 

Rear of Kings 
Head, High 
Road, North 
Weald 
 
(SLAA 
reference SR-
0240) 

Car parking and vacant land 
– approx 0.3ha  

Submitted via the Call for 
Sites as an “in-fill” site 
between High Road and 
Tempest Mead.  
 
Potential capacity for 
residential development.  
 

No significant infrastructure 
constraints known at present 
 
Area for replacement car 
park? 

EFDC 
 
North Weald Parish Council 
 
ECC 
 
Site owners / agents 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

NW
B 
4 

Former 
Redoubt and 
surrounding 
land, east of 
High Road, 
North Weald 

Scheduled Monument - late 
19th century concrete 
structure & earthworks 
formerly used as munitions 
store. English Heritage has 
identified as a building at risk 
from concrete failure and 
vandalism. 
 
Surrounded by open 
countryside, within the Green 
Belt and Ongar Great Park 
Ancient Landscape. Current 
S106 restrictions on further 
development in the Green 
Belt in the vicinity of the 
Redoubt. 

Current structure is 
dangerous and unsecured.  
 
Discussions have been on-
going for a number of years 
between the site owners, 
EFDC and English Heritage 
to refurbish the Redoubt to 
allow public access. 
Identified costs of 
refurbishment have proved 
prohibitive so far. 
 
Enabling development would 
be necessary. 
 
Further detailed investigation 
is necessary into the extent 
of such development needed.  
 
This would need to be 
sensitive to the Green Belt 
and the need to identify long 
term boundaries, and the 
position of the Redoubt within 
Ongar Great Park (Ancient 
Landscape).  
 
 
 
 

Refurbishment of Redoubt to 
either permit public access, 
or to create a tourist 
attraction as necessary 
 
Local road improvements, 
public open space, 
contributions to education & 
affordable housing. 
 
Potential to link to 
improvement of existing 
community facilities e.g. 
village hall, etc. 

EFDC 
 
North Weald Parish Council 
 
English Heritage 
 
ECC 
 
Land owners / agents - has 
been identified via Call for 
Sites & SLAA as broadly 
deliverable & suitable 

Potential directions for growth beyond existing boundaries 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

NW
B 
A 

Land between 
A414, 
Vicarage 
Lane, Queens 
Road and 
Beamish 
Close 
 
(SLAA 
References 
SR-0036; SR-
0072; SR-
0158a) 

Within Green Belt. Existing 
farm house, associated 
buildings and agricultural 
fields. Adjacent to St 
Andrew’s Primary School and 
Queen’s Hall Community 
Centre. Including Chase 
Farm. 
 
Land area approx 35ha 

Could accommodate mixed 
use development 
incorporating residential, 
commercial, community 
facilities and open space. 
Care needed to appropriately 
accommodate Tyler’s 
Farmhouse Listed Building 
 
 

No significant infrastructure 
constraints known at present, 
although development of this 
site would require additional 
investment in local 
infrastructure. 
 
St Andrew’s Primary School 
has some surplus capacity at 
present, but may need further 
investment. 

EFDC 
 
North Weald Parish Council 
 
ECC (Highways) 
 
Site owners / agents 
(deliverability unknown for 
some of this area at present) 
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ix) North Weald Airfield 
Diagram 4.16 – Potential development options for North Weald Airfield 
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North Weald Airfield (NWA) 
 

• This historic airfield within the Green Belt covers approximately 130ha of land to the 
north west of North Weald village. It is owned and operated by Epping Forest District 
Council, and still provides a wide range of light aviation operations. There are a number 
of commercial and airfield related uses within the developed area to the south, with 
some allocated employment areas that are still unused. A weekly open-air market is in 
operation, which uses a large area of the hardstanding close to the southern end of the 
runway.  

 
• The Council commissioned a review of the aviation operations in 2010 and, following its 

recommendations, Councillors have determined that an option of “active development” 
should be pursued subject to a further detailed review of a range of issues. This second 
review has not yet been commissioned. 
 

• As a significant publicly owned area of land, it is appropriate to consider the options for 
the future of NWA in slightly more detail at this stage. There are a number of reasonable 
options that could be considered, some of which may require a change in the existing 
planning policy framework for the Airfield: 
 

1. Maintain existing policies and approach to the use of the airfield including 
encouraging existing operators to expand their businesses and small new 
aviation operators to start businesses within current policy parameters.  

 
• Current policies in the Local Plan state that the Council will continue to promote and 

enable the use and development of NWA as a major multi-functional recreation and 
leisure centre and showground, and to continue to enable use as a working airfield. 
Additional policies protect the historic interest and permit some development in specified 
areas.  

 
• An option for the future of the airfield is to continue with the current policy approach and 

maintain the broad status quo. Development in future would continue to be restricted to 
supporting existing and some new airfield uses and some employment generating uses 
on the periphery of the runway. There is an area of allocated employment land. This 
brings advantages in that the historic character would remain largely unchanged, and 
existing operators could be provided with opportunities for expansion or diversification of 
their current businesses and some new small aviation operations may also be possible.  
 

• However, at present NWA is reliant on the market to remain profitable and as a public 
landholding this level of financial risk is not considered acceptable in the long term. 
Further investigation is necessary on the range of uses which could be accommodated 
within the existing developed areas of the airfield (Areas A & B in Diagram 4.16), and 
whether development of only these areas could alleviate the financial risk to public 
funds. 
 

2. Moderate expansion of commercial activity around the NWA, with retention of 
current level of aviation use 
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• A previous report into the potential future use of NWA (Drivers Jonas, 1999), found that 
more intensive development to the southern end of the existing runway could take place 
without jeopardising the current general aviation uses. 

 
• This option could deliver commercial growth in potential Area C in Diagram 4.16, in 

addition to Areas A & B in support of the existing general aviation use. Whilst such 
development would impact on the Green Belt in this area, this could help to mitigate the 
financial risk of the dependency on the market. Development could be restricted to 
commercial use, to prevent potential conflicts from noise, light and activity caused by the 
aviation uses. 
 

3. Active development of commercial aviation  
 

• The aviation intensification report by Halcrow considered the options available to 
increase the aviation use of NWA, and concluded that it may be possible to attract a 
commercial operator to do so. NWA is currently unlicensed by the Civil Aviation 
Authority, and such licensing would be required to enable a commercial operator to 
operate effectively, for example by using small business jet type aircraft.  

 
• Significant investment, and potentially further land acquisition and uses, would be 

required to bring the runway and surrounding areas up to the necessary standards, and 
this level of investment is not available from the Council’s funds. 
 

• Additional development areas would also need to be allocated on the periphery of the 
airfield to provide space for associated new supporting development (see potential Area 
D in Diagram 4.16). Further detailed investigation would be necessary into this as a 
potential option if the principle of such development is supported.  
 

• This option would clearly preserve the continued aviation use of NWA, however by 
becoming a commercial licensed operation there could be some negative implications in 
the area from noise, light and traffic. The associated development that would be needed 
to accompany such an intensified use could also have implications for the Green Belt. 
 

4.  Cease aviation uses – pursue alternative use for NWA. 
 

• A further option for NWA is to not pursue continued aviation use of any type, and to 
allocate the land for an alternative purpose within the Local Plan. This would require a 
significant change in policy approach in this area, although specific historic features 
could be protected and retained.  

 
• It should also be noted that existing agreements/leases with airfield users would have to 

be ended with potentially significant financial consequences. It is reasonable to consider 
that a mixed use development, incorporating housing, employment, community facilities 
and open space could be delivered on this land, should other aviation oriented 
alternatives not prove acceptable or deliverable. 
 

• Any of the options above would require a partnership approach to delivery between 
EFDC, North Weald Parish Council, Essex County Council and the existing operators 
and lease holders of NWA. 
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• Infrastructure investment will be necessary at varying levels depending on which option 
is pursued, but could potentially be significant and impact on the viability of proposed 
development. 
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x) Roydon 
Diagram 4.17 – Potential development options for Roydon 
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Table 4.25 – Potential development options for Roydon 
 

 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

Potential Opportunity Areas 
None identified within settlement boundary 

Potential directions for growth beyond existing boundaries 

RO
YA

 

East of High 
Street, north 
of Harlow 
Road, west of 
pumping 
station. 
 
(SLAA 
References – 
SR-0169; SR-
0304) 

Vacant grass / scrub 
land within Green Belt 
 
Approx area - 8.8ha 

Potential area for mixed use 
development including 
residential, commercial and 
community uses. 
 
Careful consideration of position 
adjacent to Conservation Area 
will be necessary. 
 
All of the land around Roydon is 
considered to be of high 
landscape sensitivity for different 
reasons.  
 
Further detailed investigation will 
be required to determine whether 
this scale of development could 
be delivered without significant 
harm to the landscape. 
 
SLAA suggests potential capacity 
of 289 residential units at 30dph, 
although this would be reduced 
depending on other proposed 
uses. 
 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing, 
community facilities and local 
road improvements are likely 
to be necessary. 

EFDC 
 
Roydon Parish Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Land owners/agents – 
ownership of the majority of 
the site is unknown, therefore 
deliverability is not known at 
this stage. 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

RO
YB

 

East of, 
Epping Road, 
south of 
recreation 
ground and 
Grange Lane. 
 
(SLAA 
References – 
SR-0197; SR-
0306) 
 

Part of large domestic 
garden and vacant grass 
/ scrub land within Green 
Belt 
 
Approx area - 11ha 

Potential area for mixed use 
development including 
residential, commercial and 
community uses. 
 
Estimated dwelling capacity at 
30dph is 330, although could be 
reduced subject to other 
proposed uses. 
 
 
 
 
 
 
 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing, 
community facilities and local 
road improvements are likely 
to be necessary. 

EFDC 
 
Roydon Parish Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Land owners/agents – 
ownership of the majority of 
the site is unknown, therefore 
deliverability is not known at 
this stage. P
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

RO
YC

 

West of High 
Street, north 
of Hansells 
Mead. 
 
(SLAA 
References – 
SR-0035; SR-
0117; SR-
0303) 
 

Vacant grass / scrub 
land, agricultural fields 
and paddock within 
Green Belt. Majority of 
area is within Lee Valley 
Regional Park. 
 
Approx area – 26ha 

Potential area for mixed use 
development including 
residential, commercial and 
community uses.  
 
Estimated dwelling capacity from 
information provided via the 
SLAA and an estimate of 
capacity at 30dph is 766, 
although could be reduced 
subject to other proposed uses. 
 
 
 
 
 
 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing, 
community facilities and local 
road improvements are likely 
to be necessary. 

EFDC 
 
Roydon Parish Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Lee Valley Regional Park 
Authority 
 
Land owners/agents – 
ownership of the majority of 
the site is unknown, therefore 
deliverability is not known at 
this stage. 
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xi) Theydon Bois 
Diagram 4.18 – Potential development options for Theydon Bois 
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Table 4.26 – Potential development options for Theydon Bois 
 

 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

Potential Opportunity Areas 
 

Non identified within settlement boundary 
 

Potential directions for growth beyond existing boundaries 
 

TH
BA

 

Triangular site 
east of Dukes 
Avenue, west 
of Central 
Line. 
 
(SLAA 
References – 
SR-0327b; 
SR-0070) 

Agricultural fields within 
Green Belt. 
 
Approx area – 6.6ha 

Area is adjacent to existing 
residential development, and 
within close proximity to the 
Central Line station, village 
centre services and the 
primary school. 
 
Potential capacity for 
residential development at 30 
dph – 198 dwellings. 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing 
community facilities and local 
road improvements are likely 
to be necessary. 
 
The primary school is 
currently operating near to its 
capacity, and would therefore 
require investment / 
expansion. 
 
 

EFDC 
 
Theydon Bois Parish Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Land owners / agents. Land 
ownership is unknown for the 
northern part of this site, 
therefore deliverability of this 
area is currently unknown. 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

TH
BB

 

Land at 
Coppice 
Farm, 
Coppice Row. 
 
(SLAA 
Reference – 
SR-0080)  

Agricultural fields within 
Green Belt. 
 
Approx area – 2.3ha 

Site adjoins Epping Forest 
SSSI (and Special Area of 
Conservation (SAC)), 
although sensitive residential 
development may be 
possible. 
 
Of the sites potentially 
available this is the furthest 
from village services. 
 
Potential capacity for 
residential development at 
30dph – 68 dwellings 
 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing 
community facilities and local 
road improvements are likely 
to be necessary. 
 
The primary school is 
currently operating near to its 
capacity, and would therefore 
require investment / 
expansion. 
 
 
 

EFDC 
 
Theydon Bois Parish Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Land owners / agents.  
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

TH
BC

 

East of 
Central Line, 
south of 
Abridge Road 
 
(SLAA 
Reference – 
SR-0342) 

Agricultural fields within 
Green Belt  
 
Approx area – 36ha 

Potential for mixed use 
development including 
residential, commercial and 
community facilities. 
 
Potential capacity for approx 
1,000 dwellings, although 
likely total number would be 
less. This is dependent on 
land given over to other uses. 

No significant infrastructure 
constraints known at present 
 
Contributions to education, 
affordable housing 
community facilities and local 
road improvements are likely 
to be necessary. 
 
The primary school is 
currently operating near to its 
capacity, and would therefore 
require investment / 
expansion. 
 
 

EFDC 
 
Theydon Bois Parish Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Land owners / agents – site 
owners are currently 
unknown, so deliverability is 
unknown at present. 
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xii) Thornwood 
Diagram 4.19 – Potential development options for Thornwood 
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Table 4.27 – Potential development options for Thornwood 
 

 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

Potential Opportunity Areas 

TW
.1
 

Former 
Popplewells 
site & current 
Jonen depot, 
High 
Road/Weald 
Hall Lane. 
 
(SLAA 
reference – 
SR-0271) 

Area currently designated as 
an employment site in 
adopted Local Plan – approx. 
0.7ha 
 
Popplewells site – vacant, 
last in use as car & coach 
bodywork & repair centre 
 
Jonen depot – freight & 
distribution services 

Significant concern has been 
raised over vehicle 
movements within and 
around both sites in recent 
years. The Parish Council 
and Village Design 
Statement group have 
expressed a desire for these 
sites to be developed for 
residential use including 
some small scale retail use. 
Within Flood Risk Zone 2 – 
design could overcome 
constraint. 
 
Potential capacity – 15-20 
dwellings + “village shop” 
 
Potential capacity could be 
increased if opportunity area 
is extended to also include 
the Weald Hall Lane 
Industrial Estate adjacent to 
Jonens. 
 

No significant infrastructure 
constraints known at present 

Jonen – relocation would be 
required. No indication at 
present whether this would 
be feasible. 
 
Other land owners/agents 
 
EFDC 
 
North Weald Parish Council 
 
Village Design Statement 
Group 
 
ECC (Highways) 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

TW
.2
 

Randalls 
Yard, 
Woodside. 
 
(SLAA 
reference – 
SR-0203) 

Waste metal transfer site – 
approx 0.4ha 

Significant concern has been 
raised over vehicle 
movements & noise within 
and around site in recent 
years. The Parish Council 
and Village Design 
Statement group have 
expressed a desire for this 
site to be developed for 
residential use. 
 
Potential capacity – 5 
dwellings 
 

No significant infrastructure 
constraints known at present 

Site owners – relocation 
would be required. No 
indication at present whether 
this would be feasible. 
 
EFDC 
 
North Weald Parish Council 
 
Village Design Statement 
Group 
 
ECC (Highways) 

Potential directions for growth beyond existing boundaries 

TW
.A
 

Area to north 
of recreation 
ground & 
allotments, 
Weald Hall 
Lane. 
 
(SLAA 
references – 
SR-0149; SR-
0043) 

Agricultural fields within 
Green Belt – approx 8.8ha 
 
 
 

Site could provide a 
reasonable extension to the 
village, recognising that other 
directions of growth are 
either restricted by strategic 
constraints or are not well 
related to Thornwood. 
 
Potential capacity - 231 
dwellings and 11,400 sq m 
commercial (Call for Sites / 
SLAA) 
 
 

No significant infrastructure 
constraints known at present 
 
Local road improvements, 
public open space, 
contributions to education & 
affordable housing. 
 
Potential to link to 
improvement of existing 
community facilities e.g. 
village hall, allotments, etc. 

Site owners/agents – has 
been identified via Call for 
Sites & SLAA as broadly 
deliverable & suitable 
 
EFDC 
 
North Weald Parish Council 
 
Village Design Statement 
Group 
 
ECC 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

TW
.B
 

Land to east 
of Duck Lane, 
Thornwood 
 
(SLAA 
reference – 
SR-0023) 
 

Agricultural fields within 
Green Belt – approx 0.6ha 
 

Potential capacity - 19 
dwellings (Call for Sites / 
SLAA) 
 

No significant infrastructure 
constraints known at present 

Site owners/agents – has 
been identified via Call for 
Sites & SLAA as broadly 
deliverable and suitable 
 
EFDC 
 
North Weald Parish Council 
 
Village Design Statement 
Group 
 
ECC 
 

TW
.C
 

Land to west 
of High Road / 
north of 
Smith’s Court, 
Thornwood 
 
(SLAA 
reference – 
SR-0410) 

Agricultural fields within 
Green Belt – approx 4.18ha 
 

Potential capacity - 125 
dwellings (Call for Sites / 
SLAA) 

No significant infrastructure 
constraints known at present 

Site owners/agents – has 
been identified via Call for 
Sites & SLAA as broadly 
deliverable & suitable 
 
EFDC 
 
North Weald Parish Council 
 
Village Design Statement 
Group 
 
ECC 
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xiii) Waltham Abbey 
Diagram 4.20 – Potential development options for Waltham Abbey 
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Table 4.28 – Potential development options for Waltham Abbey 
 

 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

Potential Opportunity Areas 

W
AL

1 

Various sites 
and buildings in 
the town centre 
 
(SLAA 
References – 
SR-0380; SR-
381; SR-0283; 
SR-0382) 

Town centre uses, although 
there are a number of 
vacant and underused 
units, particularly within the 
upper floors. 
 
Car parking areas are not 
consistently used, nor well 
signposted. 

The town centre area is not 
as successful as it once was, 
and the arrival of two large 
supermarkets on the 
periphery of the town centre 
has had a negative impact on 
the historic core.  
 
There is an opportunity to 
adopt a different strategy for 
the town centre to make 
more use of the historic 
character and tourist 
attractions (Abbey & 
Gardens, Gunpowder Park, 
White Water Centre, etc) 

No significant infrastructure 
identified at present, although 
new development 
opportunities may cause 
requirements.  
 
If the existing car parks are to 
be considered for 
rationalisation and some 
development for retail 
purposes, careful 
implementation will be 
required to ensure no 
significant overall loss of 
spaces. 
 
 

EFDC 
 
Waltham Abbey Town 
Council 
 
Waltham Abbey Town 
Partnership 
 
ECC (Highways) 
 
Lee Valley Regional Park 
 
Royal Gunpowder Mills  
 
White Water Centre 
 
Various site owners/agents 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

W
AL

2 

Former 
Gunpowder 
Factory – area 
directly north of 
Powdermill 
Lane. 
 
(SLAA 
Reference – 
SR-0085) 

Former Gunpowder Factory 
buildings, now on English 
Heritage Buildings at Risk 
register. 
 
Area currently subject to 
adopted policy HC16, 
within Green Belt, and 
adjacent to SSSI. 
 
 

Sensitive re-use of some 
buildings for commercial, 
tourism or residential use 
may be achievable, subject 
to a number of detailed 
assessments including flood 
risk, impact on listed 
buildings & conservation 
area, and biodiversity 

A number of mitigation 
measures around flood risk, 
biodiversity and building 
heritage are likely to be 
necessary to deliver any 
redevelopment of the 
buildings at risk. 

EFDC 
 
Waltham Abbey Town 
Council 
 
ECC (Highways) 
 
English Heritage 
 
Environment Agency 
 
Lee Valley Regional Park 
Authority 
 
Royal Gunpowder Mills 
(owner) 
 

W
AL

3 

North of Honey 
Lane and west 
of Mason Way. 
 
(SLAA 
Reference – 
SR-0021) 

Small area of open 
space/amenity land. Not 
clear to what extent this 
area is used as public open 
space. 

Small scale residential 
development could be 
delivered, subject to more 
detailed flood risk 
assessment. 
 
Potential residential capacity 
– 10 dwellings 
 
 
 
 

No significant infrastructure 
identified at present. 
 
On-site flood alleviation work 
may be required to deliver a 
residential scheme on this 
site. 

EFDC 
Land Drainage officer 
 
Waltham Abbey Town 
Council 
 
ECC 
 
Site owner/agent 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

W
AL

4 

King Harold 
School and 
playing fields, 
Broomstickhall 
Road. 
 
(SLAA 
Reference – 
SR-0384) 

Secondary school, playing 
fields and sports centre. 
 
Site area approx – 7ha 

Over the period of this Local 
Plan it is likely that the 
existing buildings will need 
significant maintenance 
and/or replacement.  
 
Some residential 
development may be 
necessary to ensure that any 
scheme to provide new 
school and community 
buildings is viable. 
 
 
 
 
 
 
 

New secondary school (in 
part or in whole) and sports 
centre would need to be 
provided. 
 
Contributions to highway 
improvements and affordable 
housing may also be 
required. 

EFDC (Schools) 
 
Waltham Abbey Town 
Council 
 
ECC 
 
King Harold School 

Potential directions for growth beyond existing boundaries 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

W
AL

A 

North of M25, 
south of Honey 
Lane. 
 
(SLAA 
References – 
SR-0065; SR-
0100) 

Open space & grass/scrub 
land adjacent to junction 26 
of M25 and Leverton Infant 
& Junior Schools 

Potential for commercial, 
residential, and community 
facility development. 
Commercial development in 
particular would be well 
located in close proximity to 
the M25. 
 
SLAA suggests capacity may 
be 685 dwellings and 
20,000sqm of commercial 
space. 
 

No significant infrastructure 
identified at present. 
 
Air pollution 
assessment/monitoring? 
 

EFDC 
 
Waltham Abbey Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Highways Agency 
 
Site owner/agent 

W
AL

B 

East of 
Waltham 
Abbey, north of 
Honey Lane, 
south of 
Upshire Road 
 
(SLAA 
References – 
SR-0034; SR-
0253; SR-0277) 

Agricultural fields and 
grazing land within the 
Green Belt. 
 
Site area approx – 21 ha 
 
Area could be developed in 
conjunction with WALC 
below. 
 

Moderate eastern expansion 
of Waltham Abbey could 
provide a range of 
development. This could help 
to provide better access to 
facilities for residents in the 
eastern part of the town, as 
the current town centre and 
associated facilities are to the 
far west. 
 
SLAA suggests potential 
capacity of 500 dwellings, 
although this would need to 
be supplemented with a 
range of community facilities. 
 

No significant infrastructure 
identified in this area at 
present. However, delivery of 
development of this scale 
would create infrastructure 
demand including (but not 
limited to) highway 
improvements, education, 
health and community 
facilities, open space and 
affordable housing. 

EFDC 
 
Waltham Abbey Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Primary Care Trust 
 
Highways Agency 
 
Land owners / agents 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

W
AL

C 

West of 
Woodgreen 
Road (including 
Southend 
Farm). 
 
(SLAA 
Reference – 
SR-0372) 

Agricultural fields and 
grazing, including Southend 
Farm complex. Within 
Green Belt. 
 
Site area approx – 45ha 

Could form part of significant 
expansion to Waltham 
Abbey, to provide a range of 
commercial, retail, residential 
and community facility 
development. This could help 
to provide better access to 
facilities for residents further 
to the east of the existing 
town, as the current town 
centre and associated 
facilities are at the western 
end. 
 
Up to 950 dwellings, and 
54,500sqm of commercial 
floorspace for the larger area. 

No significant infrastructure 
identified in this area at 
present. However, delivery of 
this scale of development 
would create a need for 
infrastructure including (but 
not limited to) highway 
improvements, education, 
health and community 
facilities, open space and 
affordable housing. 

EFDC 
 
Waltham Abbey Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Primary Care Trust 
 
Highways Agency 
 
City of London Corporation 
 
Land owners / agents 
 
This land has not been 
promoted through the Call for 
Sites, therefore deliverability 
of this larger area is not 
known. 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

W
AL

D 

North east of 
Pick Hill. 
 
(SLAA 
References – 
SR-0137; SR-
0148; SR-0332) 

Existing farm buildings, and 
disused horticultural 
glasshouses and 
agricultural land. Some 
dwellings within this area. 
 
Within Green Belt, and 
partially designated as “E13 
(glasshouses) – potentially 
de-designated E13 area” 
 
Site area approx – 41ha 

Potential for mixed use 
including residential, 
commercial and community 
facility development. 
However, landscape 
sensitivity in this area is high, 
and the area is adjacent to a 
conservation area. Existing 
road access is poor; Pick Hill 
reduces to a single track road 
at the eastern end. 
 
SLAA suggests potential 
capacity could be up to 967 
dwellings, although this could 
be reduced to provide other 
development types. 
 

Significant upgrade would be 
required to Pick Hill, however 
this is part of Epping Forest 
and may therefore not be 
deliverable. Alternative 
access would be necessary. 
 
Contributions to affordable 
housing, education, health 
and community facilities 
would be necessary. 

EFDC 
 
Waltham Abbey Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
City of London Corporation 
 
Environment Agency 
 
Land owners / agents 
 
The owners of the northern 
part of this site are not 
known, and this land has not 
been promoted through the 
Call for Sites. Therefore 
deliverability of this larger 
area is not known. 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

W
AL

E 

North west of 
Pick Hill and 
north of 
Paternoster Hill. 
 
(SLAA 
References – 
SR-0020; SR-
0083; SR-0161) 

Former glasshouse nursery 
site, agricultural and 
grazing land. 
 
Within Green Belt, and 
partially designated as “E13 
(glasshouses) – potentially 
de-designated E13 area” 
 
Site area approx – 18ha 

Potential for residential 
development including 
community facilities.  
 
Northern part of site subject 
to flooding, therefore detailed 
assessment would be 
required, and development 
capacity would be 
constrained accordingly.  
 
Adjacent to Local Wildlife 
Site. 

No significant infrastructure 
identified in this area at 
present. 
 
Contributions to affordable 
housing, education, health 
and community facilities 
would be necessary. 
 
Access available from Pick 
Hill and Paternoster Hill, 
subject to transport 
assessment. 

EFDC 
Land Drainage officer 
 
Waltham Abbey Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Environment Agency 
 
Land owners / agents 
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

W
AL

F 

North of 
Parklands, east 
of Crooked 
Mile. 
 
(SLAA 
References – 
SR-0089a; SR-
0089B; SR-
0099; SR-0104; 
SR-376) 

Existing allocation for 
horticultural glasshouse 
use. Within Green Belt. 
Operator to east of area 
has shown intent for further 
expansion, subject to land 
availability. 
 
Site area approx – 42ha 

A study into the Glasshouse 
Industry in the district shows 
continued demand for 
appropriate land for 
expansion. This land has 
been allocated for 6 years, 
but the majority of it has not 
yet come forward for such 
development. 
 
Further investigation is 
required into whether this 
allocation remains 
appropriate, or whether this 
land would best be suited for 
an alternative use.  
 
SLAA suggests 5-600 
dwellings could be achieved, 
although this would be 
reduced dependent on the 
level of commercial 
development and community 
facilities also included. 
 

No significant infrastructure 
identified in this area at 
present. 
 
Contributions to affordable 
housing, education, health 
and community facilities 
would be necessary should 
residential development be 
considered appropriate. 
 

EFDC 
Land drainage officer 
 
Waltham Abbey Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Environment Agency 
 
Land owners / agents 
 P
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 Description Current Use Potential for Change Key Infrastructure 
Required Key Delivery Partners 

W
AL

G
 

South of M25, 
north of A121, 
east of 
Sewardstone 
Road. 
 
(SLAA 
References – 
SR-0061 
(northern part); 
SR-0370) 

Agricultural land within 
Green Belt 
 
Site area approx – 26ha 

Mixed use development 
could be suitable in this area, 
given proximity and good 
access to the motorway 
network. Residential 
development may be 
constrained by this proximity 
to the major road network, 
and the associated nuisance 
that may come with this. 
 
Potential capacity for 
employment purposes – 
104,000 sqm  
 

No significant infrastructure 
identified in this area at 
present. 
 
Air and noise pollution 
assessments? 

EFDC 
 
Waltham Abbey Town 
Council 
 
ECC (Highways) 
 
ECC (Schools) 
 
Land owners / agents 
 

 
 
 
 

P
age 182



 139 

5.  Housing 
 

5.1 “Community Visioning” consultation results: 
 

• The provision of housing within the district was not identified as one of the top 
three priorities for the area.  

 
• The provision of affordable housing and different types of housing to meet 

specific needs were both considered as important as one another. The 
provision of affordable housing was considered to be more important by 
respondents in Ongar and the rural areas, relative to the rest of the district. 

 
5.2 What are the main issues? 

 
5.3 Green Belt, housing growth and density 

 
• Protection of the Green Belt is the key priority for residents; 
  
• Adequate planned provision for growth to meet the objectively assessed 

housing needs of the district must be made; 
 

• There is no longer a national minimum density requirement, but there is a 
need to ensure that effective and efficient use of available land is made when 
permitting residential development;  

 
• The density of development that is sought in all locations will have an effect 

on the amount of Green Belt land that is required. We need to consider 
whether it is appropriate to adopt policies which require development of a 
particular density in different locations around the district. Examples of 
different densities within the district are given in the Options section of this 
chapter; 

 
• There is now no requirement at national level for a set percentage of new 

development to be delivered on previously developed (brownfield) land. 
Continued encouragement for developing available brownfield land ahead of 
greenfield land has, however, still been retained, which will help to continue 
protection of the Green Belt; 

 
• Within the Green Belt, the NPPF (para 89) states that limited infilling or 

redevelopment of previously developed sites is not inappropriate. 
 

5.4 Affordable housing 
 

• There is a large and growing need for various types of affordable housing 
within the district. The Council’s housing waiting list increased by 183% 
between 2001 and 2010. A review of the list is due to be completed shortly; 

 
• The Strategic Housing Market Assessment (SHMA) suggests there is also a 

high need for “intermediate housing”, ie houses that fall between open market 
units. The SHMA is currently being reviewed to take into account the likely 
abolition of the EEP, and the introduction of locally determined housing 
targets; 
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• Current planning policy requires that, on sites in urban areas that are to 
provide 15 or more units, or where the site is 0.5ha or greater, 40% of the 
units should be affordable. Current housing policy requires that within the 
affordable housing provided, 70% of this should be for social rent and 30% 
should be for shared ownership / intermediate rent.  

 
5.5 Dwelling size and design 

 
• The local plan must help to deliver the right types and sizes of houses to meet 

the needs of residents. There is a particular need for smaller family dwellings 
(i.e. 2- and 3-bedroom properties) across all tenures. 

 
• Current policy requires that at least 10% of all new houses on sites of 10 or 

more dwellings should be constructed to the Lifetime Homes Standard - ie 
houses that can be readily adapted to changing circumstances, therefore 
meaning that people are less likely to have to move because illness, disability 
or old age. The standard is now incorporated into the Code for Sustainable 
Homes; 

 
• New development will need to take into account paragraphs 56 to 66 of the 

NPPF (Requiring good design). The Council will also require achievement of 
“Secure by Design” standards to encourage residents to feel safe and secure 
in their homes. 

 
5.6 Provision of specialist types of housing 

 
• The population is ageing, and it is clear that some provision should meet the 

demands of this changing population structure. Further work is due to be 
commissioned shortly on the type of facilities that will be needed over the plan 
period. It may also be appropriate to include a policy on delivering wheelchair 
accessible homes. 

 
5.7 Provision for Gypsies & Travellers 

 
• National policy requires that adequate provision is made for Gypsies and 

Travellers within all local plans (see also section 4.3); 
 

• There is a need to ensure that a five years’ supply of deliverable land is 
identified in local plans to meet locally assessed needs. National guidance is 
clear that plans are likely to be found unsound if proper provision is not made; 

 
• While traveller sites are inappropriate development in the Green Belt, recent 

planning appeals in the district have concluded that owing to (i) the high 
percentage of Green Belt in the district; and (ii) the subsequent high value of 
available development land, it will only be possible to find new sites for 
travellers within the Green Belt.  
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5.8 What are the Options?  
 

5.9 Green Belt and density 
 

• The Local Plan could stipulate an appropriate density range for new 
residential development. This would affect the amount of Green Belt land 
required to meet the housing needs of the district. Higher density 
development both within existing urban areas, and within newly allocated 
development areas, would require less land to be removed from the Green 
Belt. Design principles would need to ensure that new development 
complements the character of adjoining areas, and the landscape setting of 
the town or village; 

 
• Encourage high density development (50 dwellings per hectare ‘dph’, or 

more) to reduce the amount of land that will need to be released from the 
Green Belt; 

 
• Seek development of around 30dph to allow larger residential gardens and 

space for car-parking, meaning that more land will need to be released from 
the Green Belt; 

 
• The diagrams below show examples of density ranges within the district: 

 
Diagram 5.1 - 15 dph: The Crescent, Loughton 
 

  
 
Diagram 5.2 - 36 dph: Theydon Grove, Epping 
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Diagram 5.3 - 42 dph: Meadow Road, Loughton 
 

  
 
Diagram 5.4 - 73 dph: Kendall / Harrison Road, off Meridian Way, Waltham Abbey 
 

  
 

• Permit redevelopment of previously developed land for housing, subject to 
economic development requirements; 

 
• Prevent or restrict the change of use from housing to other uses. 

 
5.10 Affordable housing 

 
• Decrease the threshold for seeking affordable housing in urban areas to 10 

units; 
 
• Decrease the site size threshold in urban areas where affordable housing is 

sought to 0.2ha; 
 

• Review the 40% affordable housing target on all appropriate development 
sites in the light of the emphasis on viability of development schemes; 

 
• In rural areas, consider the use of a rural exception policy which seeks 

between 80 and 100% affordable housing for local needs, applying this also 
to infill and redevelopment opportunities as per the NPPF. 
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5.11 Dwelling size and design 
 

• Adopt policy which dictates the proportions of different size dwellings to be 
achieved in various locations around the district - or leave the market to 
determine the most appropriate houses to be built. 

 
• Adopt specific space standards for habitable rooms within new residential 

development. 
 

5.12 Provision of specialist types of housing 
 

• Identify the need for a range of specialist housing types, particularly to 
address the needs of the generally ageing population; 

 
• Require that provision is made as part of any urban extensions to existing 

settlements. 
 

5.13 Provision for Gypsies and Travellers 
 

• Seek a collaborative working approach to provision of pitches across local 
authority boundaries; 

 
• Continue the work on regularising the remaining tolerated or other authorised 

sites, including enforcement action where necessary; 
 

• Review and amend the existing criteria based policy approach; 
 

• Assess the capacity for expansion on any of the existing authorised sites; 
 

• Require provision to be made for pitches within areas allocated for urban 
extensions; 

 
• Explore the potential for designating rural exception sites for travellers, 

including existing long-established sites. 
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6.  Economic development 
 
a) Town centres 
 

6.1 “Community Visioning” consultation results 
 

• The need to achieve the right balance of shops and restaurants was 
particularly important to those living in the Epping, Theydon Bois and 
Loughton areas; 

• There was a mixture of views on how our town centres should develop in the 
future with some respondents stating that they would like to see a shift 
towards more retail and less restaurant and bar activity whilst others would 
like to see more restaurants; 

• There was support for encouraging smaller, independent retailers. 
 

6.2 What are the main issues? 
 

6.3 Characteristics of the existing town centres 
• Epping Forest District does not have a single main town centre, but has six  

town centres of varying sizes; 
• The average percentage of convenience retail shops (such as supermarkets 

and newsagents) for the district’s main 6 town centres is 33.2%. This is 
almost double the national average (16.7%)18.  

• The average percentage of comparison retail shops (e.g. clothes or gifts) for 
the district’s main 6 town centres is 32.6%, much lower than the national 
average (51.1%); 

• The average levels of retail related services such as hairdressers for the 
district’s main 6 town centres (7.6%) is generally slightly above national 
average (4.9%). Only Chipping Ongar is below this figure, at 4.1%; 

• The proportion of financial and professional services (such as estate agents 
and banks) in the town centres varies widely, from 6.0% in Loughton 
Broadway to 20.2% in Chipping Ongar. The national average is 7.7%. 

• Several of the town centres have significantly more restaurants and cafes 
than the national average of 9.2%, particularly Waltham Abbey (14.0%), 
Loughton High Road (13.5%), Epping (12.3%) and Buckhurst Hill (10.5%). 
Only Loughton Broadway and Chipping Ongar are lower, at 7.4% and 5.9% 
respectively; 

• The small size of some units can restrict the range of potential tenants, i.e. it 
discourages larger or multiple retailers; 

• Vacancy rates within the town centres (which average 4.3%) are generally 
significantly lower than the national average of 9.3%; 

• There is an evening economy in some centres e.g. Loughton High Road, 
Epping and Chipping Ongar (and to a lesser extent Loughton Broadway), but 
this is not so evident in Waltham Abbey or Buckhurst Hill; 

• Some of the town centres areas suffer from deprivation, such as Waltham 
Abbey and The Broadway; 

• Traditional shop fronts in town centres have often been damaged by 
insensitive development such as uPVC windows or conspicuous and 
inappropriate signage; 

• The floors above shops are often underused; 
 

 
                                                
18 Town Centres Study, 2010 
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6.4 Competition from centres outside the district 
• Quite a few residents of the district choose to shop outside the district, 

leading to ‘retail leakage’, i.e. money which could be spent in the district’s 
shops is effectively being lost to larger nearby centres outside the district; 

• This applies to roughly 70% of all comparison goods amounting to roughly 
£694 million19; 

• To a certain extent this is unavoidable, as the town centres in Epping Forest 
District are small, and so will not always provide all the shops and services 
which customers require; 

• For comparison goods the majority of leakage is to Harlow (20.4%); 
• Smaller amounts are lost to Enfield (8.6%), Romford (6.2%) and Ilford (5.3%); 
• Further afield, there is competition from national shopping centres such as 

Westfield (Stratford), Brookfield (Cheshunt), Lakeside, Bluewater and 
London’s West End; 

• The total leakage relating to convenience goods is slightly lower (66.2%), as 
the district is home to several supermarkets and food stores. This 
convenience goods leakage amounts to roughly £377 million. 

 
6.5 Balance of retail shops and other services 

• The NPPF states that local planning authorities should ‘…..define the extent 
of town centres…..based on a clear definition of primary and secondary 
frontages in designated centres, and set policies that make clear which uses 
will be permitted in such locations’ and ‘promote competitive town centres that 
provide customer choice and a diverse retail offer and which reflect the 
individuality of town centres’ (para. 23); 

• The current policy approach is to have an area of ‘key frontage’ within each 
town centre. The aim is to keep at least 70% of the length of the key frontage 
in retail uses, e.g. clothes shops, newsagents, hairdressers etc. This 
approach is applied to each of the 6 town centres in the same way; 

• The policy was designed to maintain the level of retail frontage in our main 
town centres, as generally retail units attract the most ‘footfall’ 
(shoppers/visitors) to an area20; 

• However, it has not been effective. Currently all but one of the centres 
(Loughton Broadway) has fallen below the 70% retail limit21. Once the 70% 
limit is breached it is even more difficult to enforce this policy; 

• The Town Centres Study projects significant need for new town centre 
development over the next 20 years, including all of the uses mentioned 
above; 

• The town centres which are predicted to need the most additional floorspace 
compared to their current size are Loughton High Road (34.1%) and Epping 
(26.1%)22; 

• Should policies aim to retain the individual distinctiveness of the centres, or 
should they attempt to encourage a range of retailers frequently found in 
other centres throughout the country? 

 
6.6 Area-specific issues 

 
6.7 Loughton High Road 

                                                
19 Town Centres Study, 2010 
20 Mary Portas Review, 2011 
21 Annual Monitoring Report 2010/11 
22 Town Centres Study, 2010 
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o This centre has a strong evening economy, however this has caused 
some anti-social behaviour problems on occasion; 

o The larger units are generally on the northern side of High Road only; 
o There is good parking provision, but a definite problem with commuter 

parking, especially relating to the nearby London Undergound station. 
 
6.8 Epping 

o There is a lack of large retail units, which discourages the multples or 
other operators interested in the town, e.g. the Body Shop, 
Monsoon/Accessorise; 

o There is good parking provision in the town centre, but commuter parking 
relating to the London Undergound station causes problems; 

o The restaurants, bars and clubs in the town form an evening economy, 
but there have been some anti-social behaviour issues. 

 
6.9 Loughton Broadway 

o Debden is also home to several large employment/industrial areas, on 
Langston Road and the Oakwood Hill Industrial Estate. Traditionally 
these employment areas have been defended from any retail uses, but 
permission has recently been granted for a retail park on Langston Road, 
subject to developer contributions being agreed; 

o The town centre is within an area of general deprivation, particularly 
relating to income; employment; health; education, skills and training; and 
crime; 

o The Town Centres Study reported a slightly higher vacancy rate than the 
national average, but this was due to the large former Woolworth’s store 
being vacant at the time of the survey. 

 
6.10 Waltham Abbey 

o Waltham Abbey’s town centre is at the far western end of the urban area, 
meaning that a large part of the population live quite far away from it, and 
are less likely to visit; 

o The town centre has struggled in recent years to maintain its vitality and 
viability; 

o The interesting historic centre of the town is a cultural asset, but as with 
Epping, the small size of the existing shop units makes it difficult for 
larger retailers to locate there, despite there being a demand for suitable 
premises; 

o There is a large area of employment at the nearby industrial estate of 
Brooker and Cartersfield Roads. Traditionally these employment areas 
have been defended from any retail uses, although a Lidl store has been 
built on Cartersfield Road following a permission in the late 2000s; 

o The town centre is within areas of general deprivation, particularly relating 
to income; health; education, skills and training; barriers to housing and 
services; crime; living environment; and employment; 

o There is limited public transport available, from bus routes. The nearest 
railway station at Waltham Cross is approximately 20-30 mins walk away 
from Waltham Abbey town centre; 

o There have been some problems with evening disturbances in the Tesco 
car park. 

 
6.11 Chipping Ongar 

o The centre has a strong evening economy, but this has caused anti-social 
behaviour problems on occasion; 

Page 190



 147 

o Only two large retailers are present, however this is probably due to the 
overall size of the centre, and the fairly small size of shop units; 

o There is limited public transport (buses only); 
o There have been some instances of nuisance from youth behaviour. 
 

6.12 Buckhurst Hill (Queen’s Road East) 
o The shops and services in Buckhurst Hill are split between two areas, 

one at the eastern and one at the western end of Queen’s Road, with 
residential housing in between. Only the eastern half is designated as a 
‘main’ town centre; 

o The centre is characterised by smaller units, high-end clothes shops and 
several restaurants. There is only one large retailer present (Waitrose), 
but the centre has an ‘upper middle market’ position, suggesting it is 
thriving; 

o There are 2 car parks available, but these are under pressure from both 
shoppers and commuters. Commuter parking is a major problem. 

 
6.13 What are the options? 
 
6.14 Characteristics of the existing town centres 

• Seek regeneration in town centres which have declined in recent years, e.g. 
Waltham Abbey and Chipping Ongar, to help support retail growth and 
encourage local economic development; 

• Direct residential development towards settlements with struggling town 
centres; 

• Increase the level of control over shop fronts in historic centres to improve 
their quality and ensure use of sensitive materials and signage etc.; 

• Continue to take a fairly relaxed approach to shop front design. 
 
6.15 Competition from centres outside the district 

• Allow the redevelopment of existing employment sites near town centres for 
town centres uses, as these uses do provide jobs in their own right. This 
could encourage large retailers to locate in the area; 

• Pursue large-scale retail developments, to compete with other centres; 
• Emphasise a ‘town centre first’ approach for offices, to encourage office 

workers to use the shops and services in town centres; 
• Resist out-of-town retail developments which compete with the town centres; 
• Capitalise on the tourism potential of shopping areas, for instance the shops 

and restaurants featured in The Only Way Is Essex. 
 

6.16 Balance of retail shops and other services 
• Reduce the 70% minimum retail frontage threshold to e.g. 50%; 
• Relax the existing policy completely to allow changes of use to non-retail uses 

within key frontages; 
• Use the suggestion within the Town Centres Study to re-classify our main 

towns as follows: 
o ‘Town centres’: Epping and Loughton High Road; then 
o ‘Small district centres’ – Waltham Abbey, Loughton Broadway, Chipping 

Ongar, and Buckhurst Hill 
and relax the existing policy within the small district centres only; 

• Maximise the individual strengths of each centre, i.e. have a different 
approach for each of the 6; 

• Keep the current policy approach. 
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6.17 Area-specific 
 
6.18 Loughton High Road 

o Promote the use of upper floors for residential use, to have more ‘eyes on 
the streets’ to discourage anti-social behaviour at night; 

o Investigate the potential for provision of more parking, especially near the 
station; 

o Encorage redevelopment of existing sites into larger retail units, to attract 
other multiples or traders needing larger premises. 

6.19 Epping 
o Promote the use of upper floors for residential use, to have more ‘eyes on 

the streets’ to discourage anti-social behaviour at night; 
o Pursue the regeneration of the town centre through the St John’s Road 

Development Brief, which could bring in more residents or retail shops to 
increase the viability of the town centre; 

o Consider re-developing sites within the town which were highlighted by 
the Strategic Land Availability Assessment: the Epping Sports Centre on 
Hemnall Street (which is ageing and could potentially be re-provided in a 
more accessible area), 54 Centre Drive (an ageing office building), and 
Bower Hill Industrial Estate & Laundry Site; 

o Investigate the potential for provision of more parking, especially near the 
station. 

 
6.20 Loughton Broadway 

o Promote redevelopment of the general town centre area, through the 
Loughton Broadway development and design brief, to start to address 
deprivation by provision of new housing and jobs; 

o Specifically promote redevelopment at the sites which the Strategic Land 
Availability Assessment identified within the town centre for 
redevelopment: the Winston Churchill Pub; the site of Sainsbury’s 
Supermarket and the petrol station; and areas at Vere Road and Burton 
Road (not including current housing); 

o Pursue redevelopment of other existing designated employment land on 
the Langston Road/Oakwood Hill industral estates for town centre uses.  

 
6.21  Waltham Abbey 

o Promote the use of upper floors for residential use, in order to bring more 
potential customers for the town centre into the area, and to have more 
‘eyes on the streets’ to discourage anti-social behaviour at night; 

o Allow redevelopment of some existing designated employment land on 
the Cartersfield Road/Highbridge Street industral estates for town centre 
uses; 

o Capitalise on the heritage nature of the town and promote Waltham 
Abbey as a tourist centre for heritage and leisure – this could involve 
relaxing retail requirements to allow more cafes and restaurants to 
promote tourism ; 

o Consider redevelopment of part of some of the existing car parks within 
the town (Darby Drive, Town Mead/Green Yard, Quaker Lane and 
Cornmill), without a significant overall loss in the total number of parking 
spaces. 

o Promote the redevelopment of other areas near the town centre which 
were identified in the Strategic Land Availability Assessment, such as the 
Town Mead Playing Fields Complex. 
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6.22  Chipping Ongar 
o Promote the use of upper floors for residential use, to have more ‘eyes on 

the streets’ to discourage anti-social behaviour at night; 
o Pursue the redevelopment of the site to the rear of 101-103 High Street, 

which is just outside the town centre boundary, for housing 
 
6.23  Buckhurst Hill (Queen’s Road East) 

o Investigate the potential for provision of more parking, especially near the 
station; 

o Limit the size of new units, to encourage further ‘boutique’ shops 
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b) Employment Land 
 

6.21 “Community Visioning” consultation results 
 

• The growth of local jobs and businesses was the second most frequently 
identified priority for the district by the local community, highlighting the 
importance of the employment and the local economy. 

 
6.22 What are the main issues? 

 
6.23 Employment in the district 

• The local economy is dominated by the following sectors; (i) distribution, 
hotels and restaurants (25.5%); (ii) banking and finance (23.9%); and (iii) 
public services (20.7%)23; 

• The construction and transport and communications sectors in particular have 
expanded significantly in recent years (5.4% per annum and 7.4% per annum 
respectively); 

• Over the next 20 years, projections24 suggest that job numbers in labour 
recruitment, security and cleaning; construction; and retail and catering will 
continue to rise significantly; 

• Most business services such as real estate, research and development,  
transport and public sector jobs such as health and education, are expected 
to expand slightly over the period; 

• The number of jobs in the finance sector is expected to fall slightly, and more 
traditional employment sectors such as manufacturing are predicted to 
decline; 

• The National Planning Policy Framework requires that local planning 
authorities ‘plan proactively to meet the development needs of business and 
support an economy fit for the 21st century’ (NPPF, para 20); 

• Business survey work by Essex County Council in 2010 suggests that 58% of 
all businesses within the district only have a local market reach, i.e. the area 
in which most of their customers are based is fairly small; 

• There are several national retail centres within a short car or Central Line 
journey of the district, including Lakeside, Westfield (Stratford), and the 
Brookfield Centre (Cheshunt). These provide tough competition for the 
district’s retail centres. There is also significant ‘leakage’ of spending to other 
retail centres close by, such as Harlow, Enfield and Romford; 

• Unemployment has historically been slightly lower than the average for the 
East of England region (by approx. 0.25%), and significantly lower than the 
average for Great Britain (by approx. 1%)25; 

• The average gross weekly wage for a resident of the district in 2011 was 
higher than that for the East of England region (by approx. 14%), and even 
higher than average for Great Britain (by approx 19%)26. 

 
6.24 Existing designated employment sites 

• Because so little previously developed land outside the Green Belt becomes 
available for development, it tends to be used for residential rather than 
commercial development, as residential development is more valuable and 

                                                
23 Employment Land Review, 2010 
24 East of England Forecasting Model (run dated May 2011), which projects job changes up to 
2031 only 
25 This measure is the percentage of the working age resident population aged 16-64 claiming 
Job Seekers Allowance, (data from 2000 to 2012) 
26 Annual Survey of Hours and Earnings, Office for National Statistics, 2011 
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profitable. This means that finding suitable land for commercial development 
is more difficult; 

• There are several designated employment areas throughout the district. 
Some have outdated and dilapidated facilities, and some areas originally 
designated for employment use either have buildings which stand empty, or 
were never developed for business use at all; 

• The NPPF states that (i) ‘Planning policies should avoid the long term 
protection of sites allocated for employment use where there is no reasonable 
prospect of a site being used for that purpose’, and (ii) ‘Where there is no 
reasonable prospect of a site being used for the allocated employment use, 
applications for alternative uses of land or buildings should be treated on their 
merits.’ (para 22). 

 
6.25 Small businesses / entrepreneurship 

• A large proportion of businesses within the district are either ‘micro’ 
businesses (one to ten employees) or small businesses (eleven to forty-nine 
employees). These two together contribute a total of over 60.4% of jobs27; 

• The district also has high levels of entrepreneurship. Indeed self-employment 
has accounted for just over 15% of all employment in recent years28; 

• The proportion of business start-ups (new business ventures) in the district is 
much higher (95.6 start-ups per 10,000 people) than the national rate (57.2 
per 10,000 people)29. This entrepreneurial activity is mostly within the 
construction; wholesale, retail and repairs; and real estate, renting and 
business sectors; 

• The Employment Land Review included workshops with business 
representatives from the district. There was strong support for the provision of 
further facilities for small businesses/start-ups, and ‘seedbed centres’. 

 
6.26 New, modern employment sectors 

• Some smaller, more innovative sectors such as computer-related business 
are predicted to grow over the next 20 years; 

• Research & development and manufacturing, in relation to life sciences, are 
an important sector for the West Essex area, and show significant growth 
potential. There are already some clusters within West Essex, and one within 
the district (Fyfield Business and Research Park) which includes several crop 
science/research & development companies 30. In order to encourage growth 
in this sector however, it may be necessary to plan for more modern facilities; 

• The South East Local Enterprise Partnership (incorporating East Sussex, 
Essex and Kent) was successful in its bid for a two part Local Enterprise Zone 
in Harlow to be created. There are plans for a 126-acre development at the 
‘Enterprise West Essex @ Harlow’ site, to support medical technology and 
other high technology companies which could create up to 5,000 new jobs. 

 
6.27 Commuting / new ways of working 

• The proximity of London means that the area is already quite attractive to 
house buyers and businesses, being within commuter distance. There is a 

                                                
27 Employment Land Review, 2010 
28 15.1% of the working age population (2008-2009 figures) – from Appendix 2 of the Essex 
Economic Assessment: Local Assessments 
29 Appendix 2 of the Essex Economic Assessment: Local Assessments 
30 Regeneris Health and Allied Industries study, 2011 cited in Enterprise West Essex @ 
Harlow, prepared by CLG and Harlow Council 
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high level of commuting both into and out of the district, but mostly into 
London. Almost 62% of the district’s residents commute out to work; 

• 42.9% of those out-commuting in 2001 worked at a ‘Higher’ ranked 
occupational level (e.g. higher managerial, administrative or professional 
roles), compared to 35.0% of those commuting into the district; 

• Conversely, 22.6% of those commuting in worked at a ‘Lower’ ranked 
occupational level (e.g. lower supervisory and technical roles), compared to 
18.1% of those commuting out of the district31; 

• Residents of rural areas will often rely on private cars to commute, as the 
rural areas of the district are not well served by public transport. Some drive 
to London Underground stations and park there or nearby for the day, which 
causes associated problems of congestion and a need for more parking 
spaces; 

• There are changing patterns of working at a national level. More people are 
choosing to work from home, so having a job in London need not always 
result in commuting. There is evidence of higher rates of working from home 
in the more rural wards of this district; 

 
6.28 Tourism 

• The district has many attractive facilities to suit a range of interests, e.g. 
Epping Forest, Waltham Abbey Church and gardens, the Lee Valley Regional 
Park, historic North Weald Airfield, Greensted Church, the Royal Gunpowder 
Mills and the market towns of Chipping Ongar, Epping and Waltham Abbey; 

• The White Water Centre, constructed for the 2012 Olympics, and  just over 
the district border in the Lee Valley near Waltham Abbey, could also be a 
catalyst in the medium to long-term to encourage sport and other tourism-
related activities in the locality.  

 
6.29 What are the options? 

 
6.30 Managing existing employment sites 

• Consider whether the existing designations are still the most appropriate to 
support local businesses; 

• Allow the redevelopment of entire existing sites which are vacant/derelict and 
have been for some time, for other uses e.g. housing; 

• Pursue the redevelopment of existing employment sites which are out of date, 
to provide upgraded facilities for newer technologies; 

• Resist redevelopment of designated employment sites for uses other than 
employment. 

 
6.31 Support small businesses / entrepreneurship 

• Plan for business premises tailored to small/start-up businesses, including for 
rental space, business units and serviced office space; 

• Plan for proportionately more employment development to include smaller 
units; 

• Allow the use of part of a home or outbuildings such as sheds in gardens, for 
workspace. 

 
6.32 Encourage growth in new, modern employment sectors 

• Plan for high quality premises for research and technology businesses; 
• Designate specific ‘cluster areas’ for employment development for new 

technologies; 
                                                
31 Census Origin Destination Statistics, 2001 
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• Identify other newer sectors of the economy to promote in the district, e.g. 
‘green’ technologies such as renewable energy; 

• Maximise the potential benefit of the new Local Enterprise Zone site in Harlow 
by encouraging ‘high tech’ and medical technology businesses into Epping 
Forest District as well, by planning to provide and support high quality 
facilities in ‘clusters’ near Harlow. 

 
6.33 Reduce commuting / Facilitate new ways of working 

• Plan for local business hubs that residents can use for office services and 
facilities, rather than commuting; 

• Encourage live-work developments; 
• Pursue the provision of high-speed broadband in the district, so more people 

can work effectively from home; 
• Seek to reduce the levels of out commuting from the area by providing more  

appropriate employment sites and business infrastructure, to encourage the 
provision of more ‘high-value’ jobs. 

 
6.34 Support tourism 

• Encourage linked visits to attractions in the district, capitalising on existing 
facilities and sights; 

• Promote sports tourism, focusing on golf, cycling, walking in Epping Forest, 
horse riding and the nearby Lee Valley White Water Centre; 

• Promote tourism to other places in the district made ‘famous’ through 
television shows, e.g. The Only Way Is Essex; 

• Promote the heritage Epping-Ongar rail line as a leisure attraction. 
 

6.35 Alleviate areas of deprivation 
• Pursue regeneration and redevelopment in economically static areas, such as 

Waltham Abbey, Loughton Broadway and Chipping Ongar; 
• Allocate significant employment development in economically deprived areas, 

to provide local jobs. 
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c) Rural Economy  
 

6.36 “Community Visioning” consultation results 
 

• None of the Community Visioning questions related directly to the rural 
economy. However, one of the main priorities selected by respondents was 
‘encouraging local jobs and businesses’.  

 
6.37 What are the main issues? 

 
6.38 General rural economy 

 
• The NPPF states that local plans should ‘support the sustainable growth and 

expansion of all types of business and enterprise in rural areas’ and ‘promote 
the development and diversification of agricultural and other land-based rural 
businesses’ (para. 28); 

• Some of the rural areas in the district score more poorly in the Deprivation 
Indices of 2010 than urban areas, due to the lack of access to housing (taking 
into account affordability) and services such as shops and post offices. These 
areas include Passingford, High Ongar & Willingale, Moreton & Fyfield and 
Lower Sheering; 

• There are many farm buildings which are now surplus to requirements; 
• The Council’s current approach is to favour the re-use of agricultural buildings 

for business purposes rather than for housing. Such changes of use must 
meet several criteria, including traffic impact, and effect on the Green Belt. 

 
6.39 The Lea Valley Glasshouse Industry 

 
• The NPPF states that local planning authorities should ‘…..assess the needs 

of the food production industry and any barriers to investment that planning 
can resolve’ (para. 161); 

• The district has long been home to part of the Lea Valley glasshouse industry, 
now mainly focused in Roydon, Nazeing and Waltham Abbey; 

• Glasshouse horticulture is an appropriate land use in the Green Belt, but the 
use is not included in the statutory remit of the Lee Valley Regional Park 
Authority; 

• The Council has operated a policy approach of concentrating glasshouse 
development to designated areas, in order to protect the landscape of the 
area, and the openness of the Green Belt; 

• The Council has commissioned a study on the industry, and the conclusions 
and recommendations will become part of the evidence base for the local 
plan; 

• Initial conclusions show that there is a need for taller and much larger 
facilities, which the current policy approach cannot meet; 

• Without the designation of much larger areas, the consultants suspect that 
much of the industry will become unviable in the period of the local plan, 
creating significant problems of dereliction;  

• Many new glasshouse developments now include packhouses and import 
produce from the continent for packing to win contracts with the major food 
retailers, which are in almost total control of the market for salad crops. This 
creates further problems, as HGVs carry the produce to the packhouses and 
then deliver the packed goods to distribution centres, using unsuitable narrow 
rural roads. This causes significant disturbance to local residents and 
damages the road infrastructure; 
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• It is very expensive to bring derelict sites back into productive use – the 
ground can be heavily contaminated with broken glass and other materials. 
There is an issue of ‘hope value’ for residential re-development, but this is 
generally an inappropriate use in the Green Belt. 

 
6.40 What are the options? 

 
6.41 General rural economy 

 
• Allow sensitive development in rural areas to help address deprivation, by 

providing some new housing to support local services; 
• Continue to permit the re-use of buildings in rural areas for residential and/or 

employment use; 
• Promote the development of live/work units in rural areas, so people can work 

in areas without much public transport; 
• Take a flexible or tolerant approach to the operation of suitable small 

businesses from homes in rural areas; 
• Direct rural employment development to areas with existing infrastructure 

capacity, such as those with bus routes and local schools; 
• Support the re-use of rural buildings or new development in rural areas for 

‘greener’ business sectors e.g. renewable energy, ICT etc. to mitigate the 
increase in CO2 emissions from commuting; 

• Work with other agencies to pursue the provision of high-speed broadband 
internet access in rural areas; 

• Consider requiring a contribution to high-speed broadband for development in 
rural areas, through the forthcoming Community Infrastructure Levy; 

• Support agricultural tourism through permitting farms to provide other facilities 
such as cafes, farm shops and activities for children. 

 
6.42 The Lea Valley Glasshouse Industry 

 
• Permit larger, taller glasshouses within designated areas to continue to 

support high technology food production; 
• Consider expanding existing areas designated for glasshouses32; 
• Designate new sites for glasshouse development, not restricted to the Lea 

Valley33; 
• Create policy ‘buffer zones’ between new designated glasshouse areas and 

existing residential areas, so that taller glasshouses can be built without 
adversely affecting the light and visual amenity of nearby residents; 

• Encourage the County Council to prepare a Freight Management Strategy to 
include the Nazeing and Roydon area; 

• Introduce a policy of ‘managed decline’ for the industry; 
• Allow derelict sites to be developed for residential housing or other 

commercial uses, where it can be shown that the existing use is financially 
unviable; 

• Co-operate with adjoining authorities to investigate the options of identifying 
new sites for glasshouse development; 

• Engage with the LVRPA to discuss an agreed approach to continued 
glasshouse development in the Lea Valley. 

 
 
                                                
32 As proposed by the Lea Valley Glasshouse Industry Report, 2011 
33 As proposed by the Lea Valley Glasshouse Industry Report, 2011 
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7.  Transport, access and movement 
 

7.1 “Community Visioning” consultation results: 
 

• Reduction of traffic congestion, and associated pollution, was important for 
Buckhurst Hill and Loughton residents; 

• Access to public transport was most important for Ongar, Chigwell and the 
rural areas and north-east of the district; 

• The favoured approaches for locating new development were (i) close to 
public transport links and (ii) around/within existing towns; 

• Concern was expressed about capacity on the Central Line and there was 
support for re-opening the Epping to Ongar link. 

 
7.2 What are the main issues? 

 
• We need to encourage the reduction of CO2 and other greenhouse gases 

(GHG) resulting from transport movements in the district, as part of a wider 
carbon reduction strategy;  

  
• We need to identify ways to address and reduce congestion, which reflects 

the capacity of some parts of the district’s road network (including the 
southern end of the M11), and to ensure it does not get any worse due to new 
developments; 

 
• The Central Line from Stratford south will reach capacity at peak travel times 

within the plan period, and we need to assess how this will affect where we 
put new residential and non-residential development sites in the district; 

 
• We need to investigate the feasibility and likelihood of the re-opening of the 

Epping to Ongar link as part of the Central Line. London Underground has 
advised that there are no plans to re-open the line, so it is likely that its 
immediate future rests on the success of its operation as a heritage/tourist 
attraction, with a possible expansion as a commuter service at some time in 
the future; 

 
• We need to ensure that new development maintains or improves the range of 

transport options for access to shops, health services, schools, employment 
and leisure interests, recognising that the range of such options in rural areas 
will necessarily be more restricted; 

 
• Excess commuter parking around the district’s eight Central Line stations is 

an on-going problem as this spills over onto residential roads; 
 

• We are aware of long-standing problems of excessive HGV movements in the 
Roydon and Nazeing area which damage the rural road infrastructure and 
cause significant disturbance to local residents. There are several likely 
causes: (a) “convenient” short route between Hoddesdon and Harlow; (b) “rat-
run” link from the industrial areas of Hoddesdon to the M25 at Waltham 
Abbey; (c) traffic requiring access to the area, ie local industrial uses, the 
glasshouses and the associated packhouses; and (e) traffic generated by 
activities outside the district, eg Hoddesdon Business Park; 

 
• We are also aware of pollution issues arising from vehicular traffic and in 

particular the long-term impact on Epping Forest; 
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• We will monitor the possible provision of an additional junction on the M11 

north of junction 7, in association with development to the north and east of 
Harlow; 

 
• While the construction of a second runway at Stansted Airport has been 

abandoned, we will also need to monitor the increase in use of the first 
runway to its maximum capacity, in terms of aircraft noise and local road 
traffic implications. We also believe that there are intentions, currently 
shelved, to alter flight paths; 

 
• While there has been little interest shown in this for a number of years, we will 

continue to monitor external pressure for major infrastructure projects which 
may impact upon the district, eg motorway service areas; 

 
• Are there any other significant issues that you think we have missed? 

 
7.3 What are the Options?  

 
In all the examples that follow, there is also the option of “do nothing”, and inherent to 
this consultation is the question “Can you suggest any other options to address this 
issue?”. 
 

7.4 Carbon Reduction  
 

• Locational policies for new development that should reduce the need to travel 
or ensure that development is served by adequate public transport services; 

 
• Design and layout policies that ensure new developments (i) make full 

provision for walking and cycling and (ii) improve linkages to and within 
existing development and key facilities, and to public transport routes; 

 
• Require travel plans to be an integral part of any large scale commercial or 

residential development to encourage people to use transport other than the 
car e.g. through cycle facility provision. Ensure they include an information 
pack detailing local public transport options; 

 
• Promote the extension and upgrading of walking and cycling routes as part of 

any developer contributions; 
 

• Encourage mixed use developments that could encourage shorter trips; 
 

• Encourage development along existing bus routes and enter into discussions 
with bus companies to see if routes cater for the needs of the local 
communities; 

 
• Support the provision or expansion of more rural services through developer 

contributions (Community Infrastructure Levy (CIL)). 
 

7.5 Congestion/Air Quality  
 

• Encourage the use of public transport using measures such as (i) travel plans 
for new and expanding developments; (ii) reducing parking provision for new 
developments in places in close proximity to an adequate public transport 
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service; (iii) involving public transport providers in the design of major 
schemes to ensure full integration of services with construction, including the 
use of information technology; 

 
• Encourage development around public transport nodes, including the Central 

Line (but not forgetting the capacity issue), rail and bus services. While there 
is only one overground rail station in the district (at Roydon), the stations at 
Waltham Cross, Broxbourne and Sawbridgeworth are considered to be in 
reasonable proximity to parts of the west of the district; 

 
• Work with developers, residents’ groups and other organisations to promote 

car clubs and car sharing schemes. 
 

7.6 Central Line capacity 
 

• Concentrate development away from the stations, ie Waltham Abbey and 
Ongar, and the larger villages except Theydon Bois; 

 
• Allow some development near stations but require detailed travel plans to try 

and discourage the use of the car. 
 

7.7 Parking at Central Line stations 
 

• Promote the use of other transport alternatives to get to the stations; 
 

• Investigate the potential to extend car parks through developer contributions;  
 

• Investigate the possibility of using part of North Weald Airfield for a park and 
ride service to Epping Station; 

 
• Amend and extend the use of Controlled Parking Zones to address the 

problems being faced by residents. 
 

7.8 HGVs on rural roads  
 

• Encourage the preparation of a County Freight Strategy by Essex County 
Council (the Highways Authority); 

 
• Encourage the police to regularly enforce local weight restrictions; 
 
• Work with the highways authority and developers to ensure road signage is 

as clear and up-to-date as possible; 
 
• Carry out a new traffic survey to establish the reasons so many HGVs are 

using particular rural routes. 
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8.  Infrastructure and the Community Infrastructure Levy (CIL) 
 

8.1 What is the Community Infrastructure Levy (CIL)? 

Major infrastructure such as new schools and hospitals, extensions to water 
treatment plants (eg Rye Meads), or significant transport projects are normally 
funded through Central Government budgets and the capital programmes of statutory 
agencies. 

The CIL allows local authorities in England and Wales to raise funds (the levy) from 
developments in their area which result in an increase in internal floorspace. The 
money can be used to contribute towards the costs of building or providing smaller-
scale infrastructure that is needed as a result of development. This could include 
local projects such as the provision of seats, benches and play equipment for young 
children in public open spaces, landscaping schemes and small-scale flood 
alleviation systems - this list is far from exhaustive. 

A useful analogy is to regard Government budgets and capital programmes as “cake” 
and the levy as “the icing”. It is up to the Council to decide what use to make of CIL 
receipts. 

Levy rates, which are likely to be based on new housing units and additional areas of 
commercial and retail floorspace, will be set after consultation with local communities 
and developers (an exercise separate to the local plan consultations). We intend to 
commence this process, with a draft charging schedule, around the time the draft 
plan is submitted to the Planning Inspectorate (provisionally Autumn 2013).  
 
In April 2014, the levy will replace Section 106 obligations, although the latter may 
continue to be used for the provision of (i) affordable housing and (ii) anything 
required just for the development site to make it acceptable in planning terms. The 
Government is currently (May 2012) consulting on whether to include affordable 
housing within CIL. The contributions from S106 can be pooled from up to five 
development sites to fund larger infrastructure projects. 
 

8.2 “Community visioning” consultation results 
 
While there were no questions in the consultation directly related to infrastructure 
provision for existing and future community needs, the following were identified as 
priorities, most of which have implications for local infrastructure projects: 
 

• Protecting and enhancing green spaces;  
• Providing more local job opportunities; 
• Reducing traffic congestion. 

 
Other issues which received some support were: 
 

• Improved community facilities (education, health and a cinema were 
specifically mentioned); 

• Better access to public transport and better integration between bus and rail; 
• Affordable housing, especially in rural areas.  
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8.3 What we are currently doing 
 
We need to prepare an Infrastructure Delivery Plan (IDP). This will identify what 
infrastructure is currently planned and budgeted for by providers, and what else is 
needed in the district to support new or existing development. It will also include 
information about available funding for this infrastructure. This is an ongoing process 
which will become clearer as the local plan progresses when we will have definite 
targets for household and employment growth, and specific locations for the 
developments. 
  

8.4 Your input to the Issues and Options consultation 
 
At this stage we would like statutory consultees who have (i) identified projects with 
funding agreed or (ii) evidenced information regarding their future infrastructure 
needs to submit this to us, so it can be added to our database. Appendix i [to follow] 
shows table App1.1 ‘existing asset/infrastructure needs’ - please use this as a 
reference and let us know of any amendments and/or additions).  
 
We would also like the local community to give us their views on key infrastructure 
needs for the district over the next 20+ years. 
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9.  Responding to Climate Change 
 

9.1 “Community Visioning” consultation results: 
 

• Of the 5 issues listed in the consultation, reducing the impacts of climate 
change was identified as the least important priority for the district over the 
next 20 years by residents; 

 
• However the need to reduce the level of traffic and concerns about 

environmental sustainability and pollution were frequently raised when local 
people were asked to consider the planning issues that most need to be 
addressed in their area.  

 
9.2 What are the main Issues? 

 
• The Climate Change Act (2008) sets targets for greenhouse gas emission 

reductions in the UK of at least 80% by 2050, and reductions in CO2 
emissions of at least 26% by 2020, against a 1990 baseline; 

 
• The Council has designated one Air Quality Management Area (AQMA) due to 

pollution from traffic, at Bell Common just south of Epping. Loughton High 
Road and Epping High Street are also considered to be traffic pollution 
“hotspots” but have not so far been designated as AQMAs; 

 
• The Coalition Government has continued to support the previous 

Government’s target that all new homes should be zero carbon from 2016. 
Step changes in Building Regulations Part L are leading to this, and 
authorities are encouraged to use the Code for Sustainable Homes (CSH) 
(CLG 2006) to increase energy efficiency standards in new development; 

 
• The Council’s Strategic Flood Risk Assessment (2011) identifies Lower 

Nazeing; Waltham Abbey; Abridge, Loughton; Chigwell; Chipping Ongar; 
North Weald; Fyfield; Thornwood Common and Roydon as being at particular 
risk from flooding. The district has a long history of flooding with the Thames 
Catchment Flood Management Plan (CFMP) estimating that between 2,000 
and 5,000 homes are at risk from a 1% annual probability river flood (flood 
zone 3). Significant numbers of homes are also at risk from surface water 
flooding;  

 
• Flood risk assessments should be produced for most development within flood 

risk areas under national guidance; 
 
• Additional housing will increase pressure on surface water and sewer 

drainage systems;  
 

• Thames Water has estimated that climate change could reduce the availability 
of water in the London area by over 100 million litres a day by 2025.  

 
• The Council is shortly to commission a study to investigate potential ways to 

incorporate carbon reduction into new development and planning policies. 
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9.3 What are the Options? 
 

9.4 Carbon reduction 
 
• Vehicle emissions - see the seven options listed in the “Transport, access and 

movement” chapter; 
 
• Buildings - ensure a more consistent and effective use of the Code for 

Sustainable Homes, and the Building Research Establishment Environmental 
Assessment Method (BREEAM) for non-domestic buildings, and any updated 
guidance in dealing with new developments.  

 
9.5 Water usage and flooding 

 
• Ensure that all new developments incorporate measures to reduce water 

usage;  
 

• Incorporate rain water harvesting into new developments, both domestic and 
commercial;  

 
• Ensure we develop policies on all forms of flooding for the next plan period 

that are consistent with the NPPF, the Essex Local Flood Risk Management 
Strategy and the Council’s Strategic Flood Risk Assessment;  

 
• Take a cautious, sequential approach to allocating any land for future 

development at risk of flooding and ensure no allocated development takes 
place in areas most at risk of flooding (flood zone 3b); 

 
• Manage surface water drainage through the introduction of Sustainable 

Drainage Systems (SuDS) in all new development;  
 

• Ensure where development takes place in areas known to be at risk of 
flooding, measures are incorporated to mitigate flood impact and a route to 
safety is provided. Development management policies will also ensure that 
the most vulnerable parts of a development are not at risk, eg by ensuring no 
bedrooms are permitted in basements or on the ground floor in areas of risk; 

 
• Requiring that ‘all brownfield development should show an improvement in 

surface water runoff’. This could include adaptations such as green roofs and 
walls which reduce run off as well as providing energy efficiency measures. 
This helps to improve flood risk in areas that fall outside flood risk zones, but 
where surface water runoff should be controlled; 
 

9.6 New Development  
 
• Assess the possibility of setting on-site targets for renewable energy 

generation for new developments and the scale for which this would be 
appropriate;  

 
• Assess the suitability/ effectiveness of encouraging widespread small-scale 

carbon reduction schemes on a property by property basis; 
 

• Ensure all new developments incorporate ways to reduce carbon emissions 
within their design, including orientation; 
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• Investigate the idea of promoting or encouraging upgrades to house 

insulation, linked to any permissions for new extensions.  
 

9.7 Other Measures 
 

• Assess locations for larger renewable and low carbon energy schemes; 
 

• Make provision for waste storage and promote recycling. 
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10.  Community facilities 
 

10.1 This subject embraces accessibility, culture, education, faith, health, informal 
recreation, leisure, social, sport and safety issues and facilities in the interests of 
promoting healthy and inclusive local communities. The list is not exhaustive. 
 

10.2 “Community visioning” consultation results 
 

• Although none of the questions asked directly about the provision of facilities, 
the outcome of the exercise identified a wish for better education and health 
services, better access to public transport in rural areas, and protection and 
enhancement of green spaces. 

 
10.3 What are the main issues? 

 
• The NPPF (para 70) advises that planning policies should: 

o plan positively for the provision of community facilities and other local 
services; 

o guard against the unnecessary loss of valued facilities and services; 
o ensure that established shops, facilities and services are able to 

develop and modernise in a sustainable way, and be retained for the 
benefit of the community; and 

o ensure an integrated approach to considering the location of housing, 
economic uses and community facilities and services; 

• The NPPF (para 28) also advises that planning policies should promote the 
retention and development of local services and community facilities in 
villages, such as local shops, meeting places, sports venues, cultural 
buildings, public houses and places of worship; 

• Policy CF12 of the Local Plan Alterations already addresses this issue and, 
while it does not differentiate between rural and urban areas, the supporting 
text makes clear that it was intended to be applied more strictly in rural areas; 

• However well intentioned or community minded such a policy is or would be, 
there is a limit to what the planning system can achieve. If a commercial use 
or a community service becomes financially unviable in its current location, it 
will close or move to another area unless funding or other forms of subsidy or 
support can be secured to ensure its continuation. The Council is well aware 
of the gradual loss of some facilities, particularly in rural areas of the district – 
eg village shops, post offices, petrol filling stations and pubs; 

• It is inevitable that accessibility to a range of services or facilities will be more 
restricted in the rural areas of the district – with implications particularly for 
those without direct access to a car; 

• Subject to a short list of criteria, the NPPF (para 74) states that existing open 
space, sports and recreational buildings and land, including playing fields, 
should not be built on; 

• The Council has commissioned an assessment of the levels of provision and 
capacity of open spaces, playing pitches and other sports facilities in the 
district. The study, including its conclusions and recommendations on the 
setting of some standards for local provision, will shortly be added to the 
evidence base (June 2012) and will be used to prepare options for future 
stages of the local plan preparation; 

• Health inequalities, significant differences in life expectancy and areas of 
deprivation occur in parts of the district, especially Waltham Abbey, Loughton 
Broadway, Passingford and Grange Hill; 
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• There will be an increasing proportion of elderly people in the district through 
the period of the local plan. 

 
10.4 What are the options? 

 
• Audit of village and rural facilities, including involvement of town and parish 

councils, to assess current availability of services, changes which have 
occurred, related trends and establish needs and wishes of local 
communities; 

• Use of Community Infrastructure Levy (CIL) to support provision and 
maintenance of rural facilities; 

• Co-location of services and multi-functional use of facilities; 
• Design of new facilities to include consideration of adaptability for other 

community uses; 
• Encourage community participation in running or supporting local services; 
• Collaboration with service providers and other agencies (eg Rural 

Communities Council of Essex) to identify alternative methods of maintaining 
or improving services; 

• Design of new development to encourage accessibility and social contact; 
• Significant new development to make adequate provision for (i) public open 

space, sport, leisure and other community facilities, and for future 
maintenance where appropriate; and (ii) cycle paths and storage/parking and 
footpaths to encourage less use of cars; 

• Initially through the local plan, and later through neighbourhood plans, local 
communities can identify ‘Local Green Space’ for special protection (para 76 
of NPPF).  
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