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Epping Forest District Council 
Strategic Housing Land Availability Assessment 

Draft Methodology for Consultation 
Introduction

1. This document proposes the method to be used for carrying out a Strategic Housing 
Land Availability Assessment (SHLAA). The SHLAA is an important part of the evidence 
base to support the delivery of sufficient land for housing to meet the local need for more 
homes.

2. The methodology has been prepared in accordance with Strategic Housing Land 
Availability Assessments, Practice Guidance published by the Department for 
Communities and Local Government (July 2007)6.

Local Planning Context 

3. Local planning authorities in England and Wales are required to produce a Local 
Development Framework (LDF) containing policies to guide development within their 
area. Epping Forest District Council is in the process of producing an LDF to replace the 
existing Local Plan (1998) and Alterations (2006). 

4. The key document in the LDF is the Core Planning Strategy which will make decisions 
about the locations for new housing, employment, infrastructure and community facilities 
within Epping Forest District. The SHLAA will provide information on potential housing 
sites within the district to assist the decisions that will be made in the Core Planning 
Strategy. It is important to note that the SHLAA will only provide background information 
on potential housing sites. The SHLAA is not a policy document. 

5. The SHLAA process will only be an initial assessment of the potential suitability of sites 
for future housing; there would necessarily be much further testing of sites in future 
before they would have any planning standing. 

6. The Government has publicised its intention to abolish Regional Spatial Strategies, 
including the review of the East of England Plan (EEP) which was intended to look 
forward to 2031, and all their associated housing and employment land targets. Abolition 
is now expected in early 2012 when the Localism and Decentralisation Bill is enacted. 
The Core Planning Strategy will therefore need to set new, locally derived, housing 
targets for the district for the period up to 2031.  

7. The Bill also contains a provision concerning a “duty to co-operate” with adjoining 
authorities, and it is anticipated that this will be strengthened which means that continued 
co-ordinated working, particularly with Harlow, will be expected. Urban extensions of the 
town, but within this district, will therefore remain an option while the new housing targets 
are being established. The main difference will be that those housing numbers would 
now count towards this Council’s figures rather than Harlow’s, as was the case under the 
EEP.

                                             
6 Available at: http://www.communities.gov.uk/publications/planningandbuilding/landavailabilityassessment

Page 304



  Epping Forest Strategic Land Availability Assessment : Main Report 

 

2289577v8  A3
 

National Planning Policy 

8. The national approach to planning for housing is contained in Planning Policy Statement 
3: Housing (PPS3) which seeks to provide a ready supply of land for housing to meet 
future demand and needs. To ensure there is sufficient land available at the local level 
PPS3 requires planning authorities to carry out an assessment of land supply for housing 
in their area known as the SHLAA. The Assessment should identify: 

 specific deliverable sites for the first five years of a plan that are ready for 
development – this information is to be kept up to date and topped up as sites are 
developed;

 specific developable sites for years 6-10, and ideally years 11-15, in plans to 
enable the five year supply to be topped up7.

9. For years 11-15 broad locations for growth can be indicated where it is not possible to 
identify specific sites. An allowance for windfall sites8 should not be made for the first 10 
years of the plan. However, where local circumstances make it difficult to identify specific 
sites, a windfall allowance may be justified. 

Purpose of the SHLAA 

10. The role of the SHLAA is to identify sites with potential for housing in appropriate 
locations; assess their potential; and assess when they are likely to be developed. 

Overall aim of the SHLAA 

11. According to the Practice Guidance the SHLAA should aim to achieve the following 
outcomes: 

a. A list of sites, cross referenced to maps showing locations and boundaries of 
specific sites (or broad locations where applicable); 

b. An assessment of each site’s deliverability/developability and a realistic timescale 
for when the site is expected to be developed i.e. during the period 0-5 years, 6-
10 years or 11-15 years; 

c. An estimate of the potential number of houses that could be developed on the 
site;

d. Provide details of any constraints on the site; 
e. Recommendations on how these constraints could be overcome and when. 

Partnership Approach 

12. Where possible the SHLAA should be carried out at the level of the Housing Market Area 
which usually extends across the boundary of neighbouring local authorities. A number of 
Housing Market Areas have been identified in the sub-region, and Epping Forest District 
actually falls within 5 separate areas, so it is not possible to adopt this approach. 

                                             
7 Strategic Housing Land Availability Assessments, Practice Guidance – Department for Communities and Local 

Government (July 2007)  

8 Windfall – a housing site that was not allocated by local planning policy and becomes available for development at a later 

date 
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13. A joint Housing Market Assessment9 has been carried out for the local authorities in the 
sub-region known as the M11/London Commuter Belt East. This area comprises the 
districts of Uttlesford, Epping Forest, Harlow, Brentwood, East Hertfordshire and 
Broxbourne. Given the different stages of preparation of their individual Core Planning 
Strategies, it was decided that it was not practical to prepare the SHLAA in partnership 
with these neighbouring authorities, so this SHLAA is to be prepared for the area of 
Epping Forest District only. This approach is acceptable under the Practice Guidance. 
The other authorities in the Housing Market Assessment Area will be consulted on the 
Epping Forest SHLAA, in particular East Hertfordshire and Harlow. 

Key Local Stakeholders 

14. The work of producing the SHLAA will include the input of key local stakeholders such as 
house builders, social landlords, planning agents, town/parish councils and any other 
agencies that have a recognised interest in the district. (Please see list at end of this 
report). These key local stakeholders (‘the SHLAA Partnership’) will be consulted on this 
methodology and their views will help to shape the way in which the SHLAA is carried 
out. In addition, the views of key local stakeholders will be sought in assessing the 
deliverability and developability of potential sites. 

Stages in the Methodology 

15. These stages are set out below and follow the approach given in the Practice Guidance. 
1. Planning the Assessment 
2. Determining which sources of sites will be included in the Assessment 
3. Desktop review of existing information 
4. Assessing which sites and areas will be surveyed 
5. Carrying out the survey 
6. Estimating the housing potential of each site 
7. Assessing when and whether sites are likely to be developed 

i. Assessing suitability for housing 
ii. Assessing availability for housing 
iii. Assessing achievability for housing 
iv. Overcoming constraints 

8. Review of the Assessment 
9. Identifying and assessing the housing potential of broad locations (where 

necessary)
10. Determining the housing potential of windfall (where justified) 

16. The Forward Planning team at Epping Forest District Council will manage the production 
of the SHLAA via the appointed consultants. The team has extensive knowledge of local 
policies and the development of housing sites within the District which will be relayed to 
the appointed consultants. At different stages other officers of the Council will be needed 
to provide specific assistance (see Stages 6 and 7). Consultation with key local 

                                             
9 The full SHMA is available at: 

http://www.eppingforestdc.gov.uk/Council_Services/planning/forward_planning/LDF/Strategic_Housing_Market_Assessment

.asp
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stakeholders will ensure that the assessment is properly conducted to the expected level 
of detail and in accordance with the Practice Guidance. 

Stage 1: Planning the Assessment 

17. The Council will require the consultant to deliver a clear approach for the assessment of 
all land within the district, as part of the tender process before appointment. 

Stage 2: Determining which sources of sites will be included in the Assessment

18. Table 1 below lists the sources of potential sites that will be considered in the 
assessment. If any other sources of potential sites become apparent during the 
Assessment these will also be investigated.  

Table 1

Sites in the planning process 

Source of potential sites Source of information 

Unimplemented planning permissions for 

housing

In-house database 

Planning permissions for housing under 

construction 

In-house database 

Housing allocations  Local Plan and Alterations 

All other land allocations  Local Plan and Alterations 

Sites not currently in the planning process 

Vacant and derelict land and buildings National Land Use Database 

Urban Housing Capacity Study 2002 

Empty Property register 

Valuation office database 

LPA vacant property registers (industrial 

and commercial) 

Commercial property databases 

English House Condition Survey 
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Surplus public sector land Essex County Council Land Terrier 

Primary Care Trust(s) 

Environment Agency 

British Waterways 

Contact Utility companies for Land 

holdings

EFDC Land Terrier via Asset 

Management Group 

Register of Surplus Public Sector Land 

Land in non-residential use which may 

be suitable for redevelopment for 

housing

Urban Housing Capacity study 2002 

National Land Use Database 

Call for Sites 

Site visits 

Desktop survey 

Additional housing opportunities in 

established residential areas 

Urban Housing Capacity Study 2002 

Desktop survey using Aerial Photographs 

Site visits 

Large scale redevelopment and redesign 

of existing residential areas 

Call for Sites 

Development and Design Brief St John’s, 

Epping

Broadway Options Development Brief, 

Debden Broadway 

Site visits 

Sites in rural settlements and rural 

exception sites 

Local Plan representations that were not 

allocated.

Call for Sites 

Parish Council information 

Site visits 

Urban extensions  Call for Sites 

New free standing settlements Call for Sites 
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19. Wherever possible the initial assessment will not exclude consideration of any type of 
land. The exceptions will be those sites that have particular designations and are 
protected from harmful development, for example Sites of Special Scientific Interest. 

Stage 3: Desktop review of existing information 

20. The sources of information for potential sites have been listed in Table 1 above. A Call 
for Sites exercise was commenced in 2008 to enable landowners, developers and 
members of the public to put forward potential development sites.  Due to the delay in 
producing the Core Planning Strategy, sites being put forward under the Call for Sites 
process are still currently being accepted. 

21. Apart from setting out the sources of information, another key aspect is deciding the size 
of sites that will be included in the assessment. It is possible to look at all sites that have 
potential for at least one dwelling. However the total housing yield from that exercise 
would be unlikely to justify the amount of extra work involved. Analysis of the information 
for the 5 year housing land supply for the District shows that while there are a 
considerable number of small sites they contribute a relatively small number of dwellings 
to the overall housing supply. A 5 year housing land supply can still be achieved even 
when those sites with five or less dwellings are removed from the figures. 

22. It is proposed that thresholds of 6 dwellings minimum per site, or a minimum site area of 
0.2 hectares are set. This area allows for 6 dwellings at a density of 30 dwellings per 
hectare.

23. As part of the desktop review each site will be assessed against a Site Appraisal. This 
asks a series of standard questions that draw out further information about each site and 
its potential suitability for housing development. 

24. All the sites identified by the desktop review will be listed and mapped at the scale of 
1:1250.

Stage 4: Assessing which sites and areas will be surveyed 

25. All the sites identified by the desktop review will be visited. In addition to considering all 
identified sites attention will be paid to the following: 

 Current development hotspots that are the focus of recent planning permissions 
which give an indication of current market demand; 

 Town and district centres and an area within 10 minutes walking time, via 
appropriately accessible terrain, of these centres (the CLG Best Practice 
Guidance defines a pedestrian catchment as ‘the areas within a 10 minute walk 
(up to 800m) of an established centre’10)

 Principal public transport corridors and their walking catchment areas. 
26. The survey of potential sites will follow a sequence with the most sustainable sites 

considered first. In this context the sequence will be: 

                                             
10  See page 13 of Strategic Housing Land Availability Assessments, Practice Guidance – Department for Communities and 

Local Government (July 2007) 
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 Brownfield site within an existing settlement boundary 
 Brownfield site adjoining an existing settlement boundary 
 Brownfield site not within or adjoining an existing settlement boundary 
 Greenfield site within or adjoining an existing settlement boundary 
 Greenfield site not within or adjoining an existing settlement boundary 

27. The above sequence is based on the guidance in PPS3 to give preference to brownfield 
sites in urban areas particularly where located close to existing public transport links and 
infrastructure, e.g. a town or district centre. Any site in the above sequence that is 
located close to existing public transport links will be considered more sustainable and 
preferred over a similarly located site that is not as close to such links. Sites within or 
around larger settlements will be prioritised over those within or around smaller ones, as 
there are likely to be more facilities available in larger settlements. 

28. The Council recognises the importance of the character and appearance of the Green 
Belt, and it will refer to current Green Belt policy in the assessment of potential sites. 

Stage 5: Carrying out the survey 

29. A standard site visit sheet will be used by all those carrying out the survey, to ensure a 
consistent approach. 

Stage 6: Estimating the housing potential of each site 

30. The housing potential for each surveyed site will be guided by the dwelling densities that 
are appropriate to that particular area of the District. It may be worthwhile in some cases 
to consider a number of different densities, which will give a range of different housing 
figures, but all details and assumptions should be appropriately recorded. 

31. Where an estimation of potential has already been made this will be used e.g. 
unimplemented planning permissions, pre-application discussions, development briefs. 

32. For other sites the estimate will take into account the context of the location and existing 
dwelling densities. This will be combined with using examples of recent schemes in other 
similar areas to determine an appropriate density. 

Stage 7: Assessing when and whether sites are likely to be developed 

33. In deciding when and whether development is likely to occur consideration must be given 
to the suitability, availability and achievability of the site. Any constraints and whether 
they can be overcome should also be considered. 

 Suitability – a site would be considered suitable for housing development if it 
offers an appropriate location for development and would contribute to the 
creation of sustainable mixed communities. Factors to be considered include (a) 
planning policy restrictions; (b) physical problems or limitations such as access, 
flood risk or contamination; (c) potential impacts such as effect on landscape 
features or natural habitats; and (d) environmental conditions that would be 
experienced by prospective residents; 

 Availability – this depends on (1) there being no restrictions in terms of legal 
ownership, (2) an owner prepared to sell for development or (3) a developer 
expressing interest to develop the site. Planning permission does not necessarily 
indicate availability if, for example, a landowner is not willing to sell the site. 
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Assessment will be made on the best available information on the ownership and 
legal status of a site; 

 Achievability – where the economic conditions allow for development at a 
particular time the site can be considered achievable. Essentially the cost of 
development needs to be balanced against the eventual value of the dwellings 
when sold. To gauge whether a site is economically viable for development, views 
will be sought from Council officers, housebuilders and developers/agents to gain 
an understanding of viability. Use of available empirical evidence will also be 
made. Their comments on the selected sites can then be used to check whether 
conclusions drawn on the economic viability of the remaining sites are correct; 

 Overcoming constraints – Any constraints and the actions needed to overcome 
them will be considered. For example a new road access may be needed to make 
development possible. 

34. A conclusion can then be reached about whether, according to the Practice Guidance, 
the site is deliverable or developable. 

 Deliverable – this is where (1) a site is available immediately, (2) it offers an 
appropriate location for housing development and (3) there is a reasonable 
prospect that housing will be delivered on the site within five years from the date 
of adoption of the plan. 

 Developable – this means that a site should be in an appropriate location for 
housing development, and there should be a reasonable prospect that it will be 
available for, and could be developed at, a specific point in time. 

35. It is important to note, however, that the identification of a site in the SHLAA does not 
mean it will ultimately be found to be a suitable development site. Allocation of sites for 
housing purposes will be via the Local Development Framework. 

Stage 8: Review of the Assessment 

36. Once stages 6 and 7 are completed a list of sites will have been generated where the 
housing potential of each site has been assessed and a judgement made on when the 
site could come forward for development. A map showing the boundary of each site will 
also be produced. 

37. The information collected will used be in updating the five year land supply of deliverable 
housing sites and will also be used to produce a housing trajectory showing when 
potential housing sites are likely to come forward up to 2031.  

38. The collated information will be set out in a spreadsheet showing the likely delivery of the 
identified sites with housing potential over the periods 0 to 5 years, 6 to 10 years and 11-
15 years as required. The 15 year period covered by the SHLAA would start in 2014 
when it is intended the Core Planning Strategy will be adopted.  

Stage 9: Identifying and assessing the housing potential of broad locations (where 
necessary)

39. If insufficient sites have been found the next step would be to identify broad locations for 
housing development. These would give some indication to the local community about 
where future development will be directed and provide some certainty to developers 
about where development will be encouraged. If it is necessary to find broad locations for 
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housing development regard will be had to the nature and scale of opportunities in the 
area identified and market conditions. 

Stage 10: Determining the housing potential of windfall (where justified) 

40. PPS3 makes it clear that, where possible, the supply of land for housing should be based 
on specific sites or, where necessary, broad locations as these provide a more positive 
approach with greater certainty over the future direction of housing growth. The intention 
is therefore not to make an allowance for windfall sites as part of the housing supply. This 
position will be kept under review as the SHLAA progresses. 
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Key Stakeholders for Consultation 

Strategic Housing Market Assessment (SHMA) Neighbouring Councils 

Borough of Broxbourne 

Brentwood Borough Council 

East Hertfordshire District Council 

Harlow Council 

Uttlesford District Council 

Other Neighbouring Authorities 

Chelmsford Borough Council 

London Borough of Enfield 

London Borough of Havering 

London Borough of Redbridge 

London Borough of Waltham Forest 

Housing Associations 

The following 5 housing associations are the Councils current main RSL partners and should 
be included in any partnership or stakeholder group, however any others in addition should 
be included as recommended by the consultants. 

East Thames Group

Hastoe Housing Association  

London and Quadrant Housing Trust  

Moat Housing Society

Home Housing 

Town/Parish Councils 

Abbess, Beauchamp and Berners Roding Parish Council 

Buckhurst Hill Parish Council 

Chigwell Parish Council 

Epping Town Council 

Epping Upland Parish Council 

Fyfield Parish Council 

High Ongar Parish Council 

Lambourne Parish Council 
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Loughton Town Council 

Matching Parish Council 

Moreton, Bobbingworth and the Lavers Parish Council 

Nazeing Parish Council 

North Weald Bassett Parish Council 

Ongar Town Council 

Roydon Parish Council 

Sheering Parish Council 

Stanford Rivers Parish Council 

Stapleford Abbotts Parish Council 

Stapleford Tawney Parish Council 

Theydon Bois Parish Council 

Theydon Garnon Parish Council 

Theydon Mount Parish Council 

Waltham Abbey Town Council 

Willingale Parish Council 

Housebuilders or Planning Agents 

As derived from our Call for Sites submission exercise and any agent or developer/house 
builder responsible for submission of an application for 6 or more dwellings in the District in 
the last 5 years before 30th September 2011 and any others as recommended by the 
consultants. 

Other Agencies/Bodies 

City of London Corporation 

English Heritage 

Environment Agency 

Essex County Council 

Hertfordshire County Council 

Lee Valley Regional Park Authority 

Natural England 

Transport for London 

Network Rail 

Utility companies operating within the District 
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Appendix 2 Stakeholder Workshop 

Invitation, List of Invitees and Notes from Workshop 
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Forward Planning (01992) 564517 

email: ldfconsult@eppingforestdc.gov.uk 

 

Dear  

Epping Forest Strategic Land Availability Assessment - Invitation to Stakeholder Workshop: 
08 March 2012 

We are inviting you to the above workshop either because you have responded to the ‘Call for 
Sites’ process with suggestions for future development sites or because you have been 
identified as a key stakeholder in the development process. 

The Council has appointed Nathaniel Lichfield & Partners (NLP) to produce a ‘Strategic Land 
Availability Assessment’ (SLAA). This is a key part of the preparation of a new local plan for 
the district. The SLAA will identify sites with potential for housing, employment or retail 
development using the Call for Sites responses and information obtained from other sources. 

The potential of sites will be based on an assessment by NLP of their suitability and 
availability, and whether development can be realistically achieved within various time limits. 

Epping Forest District Council and NLP would like to invite you to a stakeholder workshop on 
the SLAA as follows: 

Venue:  Committee Rooms, Epping Forest District Council, Civic Offices, High Street, 
Epping,  Essex, CM16 4BZ 

Date:  Thursday 08 March 2012 

Time:  10.30am 

 

 

 

Planning Directorate 

Civic Offices, High Street, 

Epping, Essex CM16 4BZ 

 

Telephone: 01992 564000 

Facsimile: 01992 564229
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The workshop will consist of a presentation by NLP describing initial findings based on a 
review of strategic constraints in the district and describing the approach to the assessment 
of development potential. This will be followed by round-table discussions on: 

 Key issues supporting or limiting development opportunities, and whether these vary 
across the district or by individual sites; 

 Prospects for overcoming constraints; 

 Benefits and dis-benefits of working with other landowners; 

 Current and future viability of different forms of development; 

 Possible timetables for delivery of particular sites. 

We provide with this letter an agenda for the workshop, outlining the key questions we will be 
seeking to answer through this workshop.  If you, or a colleague in your place, wish to attend, 
please send confirmation to NLP secretary Julie Williams. 

Email:  jwilliams@nlpplanning.com 

Telephone:  0207 837 4477 

If you are unable to attend, but would still like to provide input into the SLAA, please feel free 
to send correspondence regarding the below agenda to either NLP through the email above or 
to the District Council forward planning team on the email in the header of this letter.  These 
should be received by the 14 March 2012 in order to inform the SLAA. 

Yours Sincerely 

 

 

 

Martin Taylor    Jennifer Cordell 

Senior Planner   Senior Planning Officer 

Nathaniel Lichfield & Partners  Epping Forest District Council 

 

Page 317



  Epping Forest Strategic Land Availability Assessment : Main Report 

 

A16  2289577v8
 

Agenda 

Workshop Approach 

It is anticipated the workshop will involve a short presentation by the Consultants, introducing 
the SLAA and our approach, followed by round-table discussion groups to consider the key 
questions below.  The workshop will last no longer than 2 hours. 

Background 

The Council must plan to meet the needs of the District until 2031. Among many other things 
this means finding where to put homes, offices, shops and industrial units in the future, 
although this has to be balanced against protecting green belt, heritage and natural 
resources. The Plan has to be based on local evidence and plan making has to follow the 
process set out in guidance from Central Government.  Evidence gathering and documents 
such as the SLAA are the very initial stage, but will ultimately inform the preparation of the 
Local Plan.   

Details of the SLAA process, including the methodology which has been adopted, can be 
viewed on Epping Forest District Council’s website: 
http://www.eppingforestdc.gov.uk/planningourfuture/Strategic_Housing_Land_Availability_As
sessment.asp 

Key Questions and Information Requirements 

To ensure the workshop is focused and that you are able to come prepared we will be seeking 
to answer the following questions about the District: 

 Are there areas of the District where cumulative levels of development may have 
unacceptable impacts? (e.g. on strategic infrastructure) 

 What are the prospects for overcoming constraints or are there fundamental barriers to 
delivering certain types of sites? 

 What is the current and future viability picture in the District for homes, employment 
and retail? 

 What factors, if any, are affecting development viability? (e.g. Stronger vs. Weaker local 
markets, Brownfield vs. Greenfield sites, Large vs. Small sites) 

 What factors are affecting the trajectory of development and when development or sites 
can be delivered? 

We would be grateful if you would be able to consider these questions in advance of the 
workshop.  If you hold any current data, analysis or reports addressing the above points which 
you think would be useful for us in advance of the workshop, we would be pleased to receive 
this to enable it to inform the study from the earliest possible opportunity (please note that 
any information submitted to the previous call for sites exercises and/or consultation on the 
methodology is already feeding into the study and need not be re-submitted). 
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List of Invitees 

All of the following parties were invited to attend the workshop sessions, as per 
a list of contacts supplied by EFDC.  In total over 400 technical stakeholders 
were invited to engage in the SLAA process. 

Strategic Housing Market Assessment (SHMA) Neighbouring Councils 

1 Borough of Broxbourne 

2 Brentwood Borough Council 

3 East Hertfordshire District Council 

4 Harlow Council 

5 Uttlesford District Council 

Other Neighbouring Authorities 

1 Chelmsford Borough Council 

2 London Borough of Enfield 

3 London Borough of Havering 

4 London Borough of Redbridge 

5 London Borough of Waltham Forest 

Housing Associations 

The following 5 housing associations are the Councils current main RSL 
partners; 

1 East Thames Group  

2 Hastoe Housing Association  

3 London and Quadrant Housing Trust  

4 Moat Housing Society  

5 Home Housing 

Landowners, Housebuilders and/or Agents 

1 All parties that submitted a site through the Call for Sites submission 
exercise; and  

2 Any agent or developer/house builder responsible for submission of an 
application for 6 or more dwellings in the District in the last 5 years 

Other Agencies, Bodies and Stakeholders
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1 City of London Corporation 

2 English Heritage 

3 Environment Agency 

4 Essex County Council and Hertfordshire County Council 

5 Lee Valley Regional Park Authority 

6 Natural England 

7 Transport for London and Network Rail 

8 Utility companies operating within the District (including Thames Water, 
Anglian Water, National Grid, Transco, nPower and British Telecom) 

9 South East Local Enterprise Partnership 

10 Retailers/employers seeking to locate in the District in the last 2 years. 

11 Officers from relevant Epping Forest District Council departments 
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Meeting Note 
 

Our ref 12991/MS/0 
Date 8 March 2012 
Present  
Venue Epping Forest District Council 
Circulation  
 

Subject  Epping Forest - SLAA Workshop Notes 
   

Introduction 

11.1 On the 8 March 2012 a morning and an afternoon workshop session were held 
at Epping Forest District Council’s offices.  These workshop sessions combined 
were attended by over 80 key stakeholders in the SLAA process including 
landowners, developers, Local Authority officers (from both EFDC and Harlow 
DC), local property agents, planning agents, registered providers (housing 
associations) and statutory consultees.   

11.2 The workshop comprised a short presentation on the key aims and processes 
of the SLAA and round table discussions, structured around a number of key 
questions.  This note provides a record of the many issues, views and 
judgements put forward by the key stakeholders.   

11.3 These stakeholder views were used to inform and validate our assumptions 
made on the Developability and Deliverability of sites within the SLAA and have 
therefore been an important input into the SLAA process. 

11.4 Please note, the below is only a summary of the responses made and 
consensus reached by stakeholders through the workshops, and any 
subsequent feedback from both attendees and non-attendees, on each issue.  
They do not include direct quotes and none of the issues, views or judgements 
put forward have been attributed to individual stakeholders.  Necessarily, the 
majority of judgements and views put forward through this exercise are 
qualitative and/or anecdotal in nature.  This does not diminish their relevancy 
or validity but should be considered, as they have been through the SLAA, 
alongside the rest of the Council’s technical evidence base. 
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Key Questions 

What are the key issues supporting or limiting development opportunities 
generally, and do these vary across the district or by locations? 

11.5 General points made on this key question were as follows: 

a Public transport is very important in influencing development.  Access to 
tube and or railway stations is a key driver for development and is 
reflected in development values.  There is restricted public transport in 
some locations, particularly rural areas without regular bus services.  
There are no new railway stations proposed in the District and there are 
questions over whether the existing rail network in and around the district 
cope, with some locations having a poorer frequency of service. 

b The strategic road network (M25/M11) supports development of 
significant employment where access can be gained (e.g. lack of 
junctions in centre of District).   

c Capacity of community infrastructure generally will limit development 
capacity particularly given funding cutbacks.  Education capacity and 
capacity of hospital services is a factor.  Princess Alexandra Hospital in 
Harlow is main hospital, with St. Margaret’s in Epping not taking general 
admissions. Piecemeal allocation across the District results in less strain 
on services and quicker immediate delivery due to lesser infrastructure 
requirements in any one location when growth is distributed. 

11.6 Points made on this key question in relation to the key areas of the district 
were as follows: 

a Harlow and Surrounding Areas 
i Harlow has a key Infrastructure deficit particularly around the 

transport network.  The highway infrastructure is a constraint, 
however Harlow Town offers employment and service opportunities 
and a lot of background studies have been provided that support 
growth in this area; 

ii Harlow District Council have aspirations for regeneration and growth 
in and around the town; 

iii It should be noted within Harlow District a lot of planned growth is 
on the eastern side, and this needs to be considered when looking 
at additions within the Epping Forest District boundary, particularly 
around cumulative impacts. 

b Central Line – London Fringe Area 
i In the central line areas development is constrained by the Forest, 

Flood Plain and the limited access onto the M11. However this 
location is attractive due to sustainable transport options, 
surrounding open land and green belt, there are plots of open 
space within the settlement which could provide opportunities and 
the area is considered to have good schools and services. 
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ii In Loughton the M11 presents a key opportunity for supporting new 
growth, alteration to allow N/S on and off would result in greater 
traffic but also improve accessibility for housing or employment 
land. 

iii A balance needs to be stuck of benefits vs. harm in this area as it 
could potentially accommodate growth. Chigwell has previously 
been an area identified with scope for growth, with areas of low 
value Green Belt and areas close to underground stations. 

c Lee Valley Regional Park Authority and Western Market Towns 
i LVRPA have had the opportunity to purchase land, but have not as 

yet.  Some landowners in the regional park (especially in the 
glasshouse industry) are now struggling to find a viable future use 
for their land. 

ii Re-use of redundant glasshouses is a key issue.  Not classed as 
brownfield, but have many characteristics of brownfield sites, 
including contamination and permanent structures which would 
need to be removed (e.g. concrete foundation works).  This means 
they are costly to remediate or turn back into agricultural use (e.g. 
fields) and many are therefore left to decline with no viable future.  
Suggested that redevelopment (e.g. for housing) is one way of 
dealing with such sites.  

iii Regional Park was identified to be blighting commercial business 
growth, through opposition to uses that do not conform with their 
aspirations/policies, including expansion to glasshouses 
businesses. 

In Waltham Abbey a key constraint is the lack of transport. The 
housing market is generally strong throughout the District and the 
M25 is a great link for Waltham Abbey.  

d Market Towns  
i In market town areas the Green Belt/Forest remains the main 

constraint, alongside infrastructure problems generally.  

ii Ongar is isolated at present, the flood plain constrains development 
as does the lack of existing infrastructure in some places (e.g. the 
loss of a School at Ongar). Character of Ongar is a constraint, and 
removing traffic could assist this (e.g. a by-pass) but question over 
if a highway diversion would be viable 

iii High streets in the Market Towns are suffering, vacancy rates are 
high and occupier demand is low.  However these locations benefit 
from a good buffer from more urban areas and some have tube 
stations or good public transport links.  

iv Traffic Congestion in Epping places a limit on development, 
particularly in peak hours and at weekends. 
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North Weald needs significant infrastructure to support any 
additions. It’s a good commuter area but reliant on Epping for 
servicing, longer term it needs infrastructure.  North Weald Airfield 
has both a historic value as well as a key existing function as an 
airfield. 

e Rural Areas and Villages 
i Services can be improved in rural areas with the addition of growth 

(e.g. underpinning local shops/post offices and public houses etc.) 
Small developments in smaller rural areas would likely increase the 
range of facilities available, however development in these areas is 
constrained by local desire to keep these areas open and rural. 

ii Huge opportunity for affordable developments in these locations. A 
small well designed development could have a big positive impact 
in these areas and that Localism can be used to promote any site 
even if contrary to policies. 

iii Thornwood has a good link to the M11 and highways.  

Are there parts of the District where cumulative levels of development 
may impact on suitability, availability, achievability? (e.g. impact on 
strategic infrastructure)? 

11.7 General points made on this key question were as follows: 

a Concern over overall issues within the development and construction 
industry and the capacity of these businesses to deliver development in 
the current economic climate.  Skills gaps to deliver development does 
not appear to be a general issue, but it is more the general economic 
conditions which are reducing capacity within the industry. 

Funding and bank lending can be an issue currently, with both finance for 
developers constrained as well as mortgage availability for purchasers 
once development has been completed. 

b Education provision is required across the district and there is already an 
identified deficit in some areas of the district (e.g. Loughton / Buckhurst 
Hill). 

Any large scale development may need to be phased to allow 
infrastructure to be delivered alongside growth.  Phased release would 
also prevail in all areas with cumulative development allocations, 
therefore development should be well distributed to minimise this in 
terms of achievability. 

11.8 Points made on this key question in relation to the key areas of the district 
were as follows: 

a Harlow and Surrounding Areas 
i Highways and infrastructure issues (as outlined above) is a 

constraint on cumulative levels of growth; 

b Market Towns  

Page 324



  Epping Forest Strategic Land Availability Assessment : Main Report 

 

2289577v8  A23
 

i Cumulative development would have the same impacts as above, 
but would also lead to character change and deprive these areas of 
visual architectural evolution which is presently evident. 

ii Ongar would benefit from a school, infrastructure and with more 
people to support a struggling high street. 

c Central Line – London Fringe Area 
i Cumulative development may impact on schools, Doctors and 

healthcare services, central line overload and highways. However 
the market is strong in these areas and would cope. 

ii Debden has scope for growth in existing infrastructure as does 
Chigwell. 

d Rural Areas 
i Capacity of RSLs to deliver affordable rural exceptions scheme.  

This is reliant on the need to engage with landowners on 
expectations on land value. 

ii Loss of character and no evidence of evolution as above. 

What are the prospects for overcoming development constraints? Or are 
there fundamental barriers to delivering certain types of sites or sites in 
certain locations? 

11.9 General points made on this key question were as follows: 

a Funding prospects is key to overcoming financial constraints, particularly 
in a period of limited/no grant funding.  Need for innovative approaches 
to development finance (e.g. joint venture with land owners so developer 
risk is reduced) 

b A key barrier to delivery is inflated land values, with expectations of value 
too high.  This is meaning ownership is not changing as there is no 
specific impetus to sell – depressed housing market/availability of 
funding to develop impacting on land values.   

c Over-reliance on certain types and sizes of development sites.  A balance 
needed between piecemeal development to very large development sites 
and the scale of infrastructure needed.  Cumulative impacts may become 
significant, but any single small development may not be viable if the 
infrastructure requirements become too onerous. 

d One constraint on development is local opposition to development – and 
this could be overcome by engaging more positively with communities.  

e Landscape design could overcome issues around coalescence of 
settlements and maintaining gaps between built up areas.  Improvements 
could improve function of GB land in mitigation. 

f Revision of the Green Belt boundaries is necessary to overcome this key 
policy constraint to development.  This could be in areas across the 
District surrounding settlements. Alternately it was suggested particular 
allocations in isolated Green Belt locations could be justified.  Some 
owners of small sites in rural areas are often looking to meet family 
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needs, and wish to build themselves, but current policy (e.g. GB) does not 
permit this. 

g Employment allocations could be possible through agricultural 
diversification, but High Street rate levels were identified as another 
reason for High Street decline and this would also affect viability. 

h Local residents and key workers should also be prioritised for housing 
placements before people from outside the District. 

11.10 Points made on this key question in relation to the key areas of the district 
were as follows: 

a Central Line Areas 
i Similar results to before. Motorway access to M11, Open Space 

release potential if done sensitively and others are retained and 
improved (or new open space provided elsewhere). Possibility to 
develop Crime hot spots in undeveloped parcels of land.  Debden 
regeneration is possible, existing low density in this area and 
opportunity to expand Debden Business park.  

b Market Towns 
i Market towns are desperate for investment to boost high streets 

although suggestion that demand for retail premises is not there, 
and that a managed decline (e.g. through changes of use to uses 
other than retail/office town centre uses) or selective upgrading 
may be appropriate.  

ii Ongar was identified as a clear contender for growth to support 
overcoming barriers to delivery e.g. with needs for school, potential 
for re-introduction of train services (albeit there are no current firm 
plans to re-open the Epping-Ongar line as a regular commuter 
service or similar), declining high street and too many commuters.  

iii Suggestions of an Epping By-Pass to allow development centrally.  

iv Value in Waltham Abbey was noted as low therefore affordable 
developments more likely, however differing methods of social 
marketing were promoted as opportunities to overcome the funding 
issue. 

c Harlow Fringe 
i New/upgrades to motorway junction required to overcome barriers 

to development. Jobs and economy are there to support growth 
theoretically although expansion of employment areas may be 
needed. 

d Rural areas and villages 
i Sustainability is the main barrier, perhaps enough allocation of land 

to allow organic growth would improve sustainability in these 
locations (e.g. providing shops/services).  Development is often 
reliant on infrastructure available in neighbouring settlements. 
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What is the current and future viability picture in the District for homes, 
employment and retail? What factors are driving viability? (e.g. stronger 
vs. weaker local markets, brownfield vs. greenfield sites, large vs. small, 
high density vs. low density)  

11.11 Residential development viability 

a Residential market across the District is strong, even in the current 
market.  House prices are high (relative to other areas) and are driven by 
the accessibility of District to central London.  Residential development is 
very viable due to high prices, and costs can be either overcome through 
development values or alternatively spread/share across allocations. 

b Although viability is generally good, market is sluggish due to constraints 
on demand (e.g. mortgage availability) and poor affordability (with many 
sellers having unrealistic value expectations).  This has not substantially 
impact the local market for residential development, which is seen as a 
better prospect than comparative areas due to high values. 

c Main viability issues arise from where developers have paid over the odds 
for land at the peak of the market. 

d Requirements of planning process are a key factor affecting viability e.g. 
affordable housing, CIL / s106, development standards required etc. 
These need to be flexible to ensure development can go ahead. 

e RSLs are currently purchasing properties at ‘less than build cost’ as there 
is insufficient grant available.  Also links back to the funding available for 
land purchase where land is offered to RSLs.  Means that viable 
development for affordable housing is difficult. 

f Brownfield development is more expensive to deliver due to costs 
associated with site preparation works etc. This is also the case for sites 
such as glasshouses, which are not classed as brownfield. 

g The market across the district largely driven by houses rather than flats, 
and these are considered more developable.  

11.12 Employment and Retail development viability 

a A number of main employment centres outside of the District influence 
the market for commercial space in Epping Forest.  Draw of Harlow as 
employment/retail centre means that many businesses look to the town 
as main economic centre.  Potential for impacts of growth at Stansted 
Airport on EF district – further airport expansion not planned at present, 
but this may be revisited. 

b Areas closer to main highways are more viable for employment areas, and 
the lack of a central motorway junction (and one way junction only at 
Loughton/Debden on M11) is a drawback.  Sites closer to underground 
stations are also more sought after (e.g. for workers coming to work). 

c Viability of employment development is reasonable, although lower 
development costs of some development types helps this. 
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d Market towns are struggling with retail uses due to online shopping and 
changing consumer trends. More housing is required to support, but also 
more freedom in High Streets for leisure and recreation use to create 
environment similar to Brentwood.  Demand from retailers (either chain or 
independent) for ‘high street’ shops is minimal meaning viability of town 
centre retail only development is low and high risk. 

e For retail demand, the exception is supermarkets, with supermarkets 
requiring (actively looking for) sites in all of the main settlements. 
Supermarkets could provide an anchor use for any larger town centre 
schemes. 

f In rural areas one of the attractions is to be away from employment areas 
and high streets. Opportunities for Live work units and these were 
identified as the best opportunities for reuse of brown field land or 
redundant sites. Business/employment can detract from character in 
villages and housing presents opportunities to improve character in rural 
areas.  

Glasshouses remain a viable option in some rural areas. 

What factors are affecting timetables for the delivery of development or 
sites?  

11.13 General points made on this key question were as follows: 

Generally the issues influencing delivery were felt to be the same across 
the district.  There are generic issues with the planning system and 
associated delays, with the Local Plan process being too slow. 

a The economy has had a major impact upon the timetables for delivery of 
development, with many proposals being postponed or progressed at a 
slow pace to wait for better economic and market conditions.   

b Many infill plots available that could provide many small development 
sites, but current policy does not permit, and process to change policy to 
allow them to deliver development is too slow.  Edges of the Green Belt 
could be “rounded off”. 

Infrastructure capacity is limited and is preventing development from 
coming forward.  Large sites may need to ‘front load’ in terms of 
infrastructure provision.  Smaller sites may need less infrastructure so 
could come forward more quickly. 

Greenfield sites are quickest to deliver, however, it was acknowledged 
that brownfield should come forward first.  Town sites often have issues 
with easements, access, improvements required and legal agreements 
between a number of parties. 
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Appendix 3 Site Appraisal Sheet 

Page 329



  Epping Forest Strategic Land Availability Assessment : Main Report 

 

A28  2289577v8
 

S I T E  APPRA I SAL  SHEET  

 

Site Name/Address Ownership 
 
 

 

 

Method 

The Appraisal sheet uses a traffic light scoring system to calculate the potential suitability of a site for 
development. A green light is where there is no impact or issue and scores 1. Amber is where there is 
an impact or issue although this can be mitigated or it is not significant – this scores 2. A red light is 
where there is a significant issue and scores 3. (There is one instance of an ‘amber/red light’, which is 
between amber and red, and scores 2.5). 

After all questions have been answered the score for the site is totalled to allow comparison with 

other sites in terms of potential suitability for development – the lower the total the less constraints 
applicable to the site and future development. The figures should not be interpreted or otherwise 

used as a definite identification of development sites – any such decisions will have to be subject to 

full community engagement and consultation. The totals will, however, be used as evidence to 

inform future stages in the preparation of the Local Plan alongside the qualitative data gathered 

during site appraisals, particularly in regard to mitigation possible. 

Stage A (Strategic Constraints) is a filter for the minimum requirements for a site to be suitable. Sites 
will be discounted if there is a red light for questions 1) or 2) or 3).  

All remaining sites will be tested against Stages B and C (Local and Other Constraints). For Stage B 

one or more red lights means the site is unlikely to be suitable although it will not be discounted at 
this stage and further investigation will be required. 

If a partial site area proves too constrained for development, then the remainder of the site which is 
not identified as constrained shall be carried forward in the appraisal process as long as it is a parcel 
of 0.2ha or greater or capable of accommodating 6 or more units.. 

For questions where it is a subjective judgement as to whether it is a green, amber or red light the 

decision will be made on the best available information and in liaison with the Project Manager. 

It should be noted that the Council recognises the local importance of the character and appearance 

of the Green Belt, and that it will refer to current Green Belt policy in the assessment of potential 
sites under local constraints. 

NB the SLAA process is only an initial assessment of the potential suitability of sites for future 

development; there would necessarily be much further testing of sites in future before they would 

have any planning standing. 
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Stage A – Strategic Constraints 
 
1) Is the site within Flood Risk Zone 3b (Functional Floodplain)? 
(Green ! G) No – Zone 1, little or no risk 
(Amber – A) No – Zone 2, low to medium risk 
(Amber – A) No – Zone 3a, high risk ! exception test required ( 
(Red – R) Yes – site is discounted 
 
2) Is the site within or does it impact a European Site of Nature Conservation (Special Protection Area 
(SPA), Special Area of Conservation (SAC), Ramsar site), Site of Special Scientific Interest (SSSI), 
National Nature Reserve (NNR), Environmentally Sensitive Area (ESA),  Ancient Woodland, Epping 
Forest Land, or Epping Forest Buffer Land? 
(G) No 
(A) Yes – adverse impact/impacts that can be mitigated against 
(R) Yes – within or significantly impacts ! site will be discounted 
 
3) Would development of the site affect Listed Buildings, Scheduled Ancient Monuments or Historic 
Parks & Gardens? 
(G) Opportunity to enhance/no significant adverse impact 
(A) Significant adverse impact that can be mitigated 
(R) Significant adverse impact that cannot be mitigated – site will be discounted 
 
Stage B – Local Constraints 
 
4) Is the site in the Green Belt? 
(G) No 
(R) Yes 
 
5) Is it a Greenfield or Brownfield# site and is it within or adjoining an existing settlement? 
(G) Brownfield site within an existing settlement boundary* 
(A) Brownfield site adjoining an existing settlement boundary* 
(A) Brownfield site not within or adjoining an existing settlement boundary* 
(A/R) Greenfield site within or adjoining an existing settlement boundary* 
(R) Greenfield site not within or adjoining an existing settlement boundary* 
# Greenfield and Brownfield elements within a single site shall be clearly identified in the site notes. 
* This refers to those settlements shown on the Local Plan Proposals Map as being outside the area 
of Green Belt policy and which therefore have a settlement boundary. 
 
6) How would development of the site impact on the character of the landscape? 
(G) Opportunity to enhance/no adverse impact 
(A) Adverse impact/impact that can be mitigated 
(R) Significant adverse impact that cannot be mitigated against 
 
7) Is the site a Local Nature Reserve or Local Wildlife Site, or does it contain any Biodiversity Action 
Plan Priority Species or Habitats? 
(G) Opportunity to enhance/no adverse impact 
(A) Adverse impact/impact that can be mitigated 
(R) Significant adverse impact that cannot be mitigated against 
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8) Are there any trees on the site protected by tree preservation orders (TPOs)? 
(G) No 
(A) Yes – adverse impact/impact that can be mitigated 
(R) Yes – significant impact on the protected trees that cannot be mitigated against 
 
9) Is there any relevant planning history (planning applications/decisions/appeals and/or 
consideration at Local Plan Inquiries)? 
(G) No 
(G) Yes – relevant but does not preclude development 
(A) Yes – relevant issues raised that can be mitigated against 
(R) Yes – relevant issues that cannot be mitigated against 
 
10) Is the site allocated/being considered for development in the Minerals and Waste Plan/LDF? 
(G) No 
(A) Yes – proposed 
(R) Yes – allocated 
 
11) Is the site (or part of it) within the boundary of the Lee Valley Regional Park (LVRP)? 
(G) No 
(A) Yes – impact on the LVRP is minimal 
(R) Yes – impact on the LVRP is significant 
 
12) Is the site within (a) 30m of an underground electricity transmission cable; (b) 100m of an 
electricity transmission overhead line; or (c) 150m of a high pressure gas pipeline? 
(G) No 
(A) Yes – distance scores ‘Moderate’ on relevant National Grid risk table 
(R) Yes – distance scores ’High’ on relevant National Grid risk table 
 
13) Is the site within or adjacent to a Conservation Area? 
(G) No 
(A) Yes it is adjacent to, or not prominent within, a Conservation Area 
(R) Yes it is prominent within a Conservation Area 
 
Stage C – Other Constraints 
 
The distances below are assumed to equate approximately to the following times for walking: 
400m – 5 minutes; 800m – 10 minutes; 1200m – 15 minutes; 1600m – 20 minutes; 2400m – 30 
minutes; 3200m – 40 minutes 
 
Distances will be measured from the central area of the site being assessed as a boundary 
measurement could provide a more favourable result for larger sites. 
 
Services outside the district boundary will be considered. 
 
14) Accessibility – distance from the following: 
(a)(i) Bus stop (with at least hourly day service) 
(G) Within 400m 
(A) More than 400m and less than 800m 
(R) More than 800m 
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(a)(ii) Central Line station (recognising that this serves only 5 settlements in the district) 
(G) Within 800m 
(A) More than 800m and less than 1600m 
(R) More than 1600m 
 
(a)(iii) Railway station (recognising there is only one (Roydon) in the district, so take into account 
those close to the district boundary i.e. Waltham Cross, Cheshunt, Broxbourne, Harlow, Harlow Mills 
and Sawbridgeworth) 
(G) Within 1600m 
(A) More than 1600m and less than 3200m 
(R) More than 3200m 
 
(b) local employment provision (i.e. employment sites and principal, smaller or district centres as 
defined on the Local Plan and Alterations Proposals Maps) 
(G) Within 1600m 
(A) More than 1600m and less than 2400m 
(R) More than 2400m 
 
(c) nearest primary school 
(G) Within 800m 
(A) More than 800m and less than 1200m 
(R) More than 1200m 
 
(d) existing (village) shop/post office 
(G) Within 800m 
(A) More than 800m and less than 1200m 
(R) More than 1200m 
 
(e) GP surgery/health centre 
(G) Within 800m 
(A) More than 800m and less than 1200m 
(R) More than 1200m 
 
(f) nearest secondary school (recognising that only Buckhurst Hill, Chigwell, Epping, Loughton and 
Waltham Abbey have secondary schools) 
(G) Within 1600m 
(A) More than 1600m and less than 2400m 
(R) More than 2400m 
 
(g) nearest principal/smaller/district centre as defined in the Local Plan Alterations 
(G) Within 800m 
(A) More than 800m and less than 1600m 
(R) More than 1600m 
 
(h) nearest local centre as defined in the Local Plan Alterations 
(G) Within 400m 
(A) More than 400m and less than 800m 
(R) More than 800m 
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15) Is there potential contamination on site? 
(G) Opportunity to enhance/no adverse impact 
(A) Adverse impact/impact that can be mitigated 
(R) Significant adverse impact that cannot be mitigated against 
 
16) Are there potential noise problems with the site? 
(G) No 
(A) Adverse impact/impact that can be mitigated 
(R) Significant adverse impact that cannot be mitigated against 
 
17) Could the topography constrain development of the site? 
(G) No 
(A) Adverse impact/impact that can be mitigated 
(R) Significant adverse impact that cannot be mitigated against 
 
18) Would development of the site be likely to affect, or be affected by, an Air Quality Management 
Area? 
(G) No 
(A) Adverse impact/impact that can be mitigated 
(R) Significant adverse impact that cannot be mitigated against 
 
19) Are there issues with car parking in the area? 
(G) No significant issues 
(A) Significant issues that can be mitigated against 
(R) Significant issues 
 
20) Is there sufficient access to the site? 
(G) Yes ! access is suitable 
(A) No ! however access issues can be overcome 
(R) No ! significant issues with access 
 
21) Is the site used to access nearby properties/businesses/roads or pathways? 
(G) No ! not used for access 
(A) Yes ! however there are alternative means of access 
(A) Yes ! however alternative access can be provided 
(R) Yes ! providing alternative access may preclude against development 
 
22) Do any nearby buildings overlook or front onto the site? 
(G) No 
(A) Yes although site could be designed to overcome this problem without reducing housing capacity 
(R) Yes to overcome this problem housing capacity on the site would need to be reduced 
 
23) Is the site part of a larger site or could it prejudice the development of any strategic sites? 
(G) No 
(A) Yes it is part of a larger site although this would not prejudice the development of strategic sites 
(R) Yes it is part of a larger site and would prejudice the development of strategic sites 
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24) Would development of the site affect any locally listed buildings (e.g. Buildings of Local Interest)? 
(G) No 
(A) Yes ! not adversely 
(A) Yes ! impact could be mitigated against 
(R) Yes – significant impact 
 
25) Would development of the site affect a Protected Lane (as defined by the Local Plan Proposals 
Map)? 
(G) No 
(A) Yes – impact could be mitigated 
(R) Yes – significant impact 
 
26) Would development of the site affect any heritage assets or their settings? 
(G) No 
(A) Yes – not adversely 
(A) Yes – impact can be mitigated against 
(R) Yes – significant impact 
27) Does the shape of the site impact upon its potential for development? 
(G) No 
(A) Yes – not adversely 
(A) Yes – impact can be mitigated against 
(R) Yes – significant impact 
 
28) Does the site relate well with existing communities? 
(G) Yes 
(A) No – although the problems can be overcome 
(R) No 
 
29) Is the site (or part of it) Common Land? 
(G) No 
(R) Yes 
 
30) Is the site identified in the Employment Land Review 
(G) No 
(R) Yes 
 
31) Is the site Urban Open Space as shown on the Local Plan Proposals Map? 
(G) No 
(A) Yes, but impact or loss can be mitigated 
(R) Yes – significant impact on, or loss of, open space 

 

Page 335



Page 336



  Epping Forest Strategic Land Availability Assessment : Main Report 

 

2289577v8  A35
 

Appendix 4 Summary Site Appraisals 

The following table provides a summary of the site assessments undertaken for 
each site appraised through this SLAA.  It comprises an extract from the SLAA 
database which contains full and detailed assessments of each site, although 
a summary of the key factors informing each assessment is outlined here.
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Appendix 5 Site Appraisal Maps - Suitability 
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Appendix 6 Site Appraisal Maps -  
   Deliverability and Developability 
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Appendix 7 Distribution of ‘long list’ sites
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Appendix 8 Source Data 
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Assessment Criteria Source of Data 

Suitability  

Flood Risk GIS mapping of Flood Risk Zones 1, 2 and 3 (supplied 
by EFDC) and Epping Forest Strategic Flood Risk 
Assessment - Level 1 (2011) 

National/international 
environmental and 
natural/ecological 
designations 

GIS mapping of environmental, ecological and natural 
designations (supplied by EFDC and obtained from 
magic.gov.uk) 

National heritage assets 
including Listed Buildings, 
Scheduled Ancient 
Monuments and Historic 
Parks & Gardens 

GIS mapping of Listed Buildings, Scheduled Ancient 
Monuments and Historic Parks and Gardens (supplied by 
EFDC) cross referenced with English Heritage’s National 
Heritage List for England (http://list.english-
heritage.org.uk/) 

Green Belt GIS mapping supplied by EFDC 

Greenfield and Brownfield 
(Previously Developed Land) 
and proximity to existing 
settlements 

GIS mapping supplied by EFDC (for proximity to existing 
settlements using above Green Belt boundaries).   
Assessment from site visits and Google Earth aerial 
imaging. 

Landscape character Epping Forest Landscape Character Assessment (2010) 
with associated GIS layers.   
Assessment from site visits 

Local environmental and 
natural/ecological 
designations 

GIS mapping supplied by EFDC (Local Plan proposals 
map) 

Tree Preservation Orders GIS mapping of all TPOs supplied by EFDC 

Relevant planning history EFDC iPlan system 
(http://www.eppingforestdc.gov.uk/Council_Services/pl
anning/iPlan.asp) 
Information from Call For Sites submissions 

Minerals and Waste Plan 
allocations 

Adopted Essex and Southend Waste Local Plan (2001) 
Essex Minerals Development Document - Preferred 
Approach and Additional Minerals Sites Consultation 
Document (2011) 
Essex Waste Development Document - Preferred 
Approach Consultation Document (2011) 

Lee Valley Regional Park GIS mapping supplied by EFDC 

Underground and overhead 
electricity transmission 
lines/cables and high 
pressure gas pipelines 

GIS mapping of Electricity Lines/Cables and Gas 
Pipelines supplied by EFDC 
National Grid – Development Planning Risk Tables 

Conservation areas GIS mapping supplied by EFDC 
Assessment from site visits 
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Assessment Criteria Source of Data 

Distance from: Bus stop 
with hourly service 

Bus stops identified from site visits and Google Earth 
aerial imaging (including bus stop mapping overlay). 
Bus Routes/frequency identified from Essex County 
Council Public Transport Maps 
(http://www.essex.gov.uk/Travel-Highways/Public-
Transport/Pages/Public-Transport-Maps.aspx) 
Other frequency data from Traveline 
(http://www.travelinesoutheast.org.uk/) and Transport 
for London (www.tfl.gov.uk) 

Distance from: Central Line 
station 

GIS mapping supplied by EFDC 

Distance from: Railway 
station 

GIS mapping supplied by EFDC 

Distance from: Local 
employment provision 

GIS mapping supplied by EFDC (Local Plan proposals 
map) 

Distance from: Primary 
school 

GIS mapping of Primary School locations using Edubase 
(http://www.education.gov.uk/edubase/home.xhtml) 

Distance from: Secondary 
school 

GIS mapping of Secondary School locations using 
Edubase 
(http://www.education.gov.uk/edubase/home.xhtml) 

Distance from: Existing 
village/local shop/post 
office 

GIS mapping supplied by EFDC (shopping centres), Site 
Visits and Google Earth aerial imaging (including local 
shop/post office mapping overlaid)  

Distance from: GP surgery 
or health centre 

GIS mapping of GP Surgery locations using NHS 
information (http://www.nhs.uk/Pages/HomePage.aspx)

Distance from: 
Principal/smaller/ district 
shopping centre 

GIS mapping supplied by EFDC (Local Plan proposals 
map) 

Distance from: Local 
shopping centre 

GIS mapping supplied by EFDC (Local Plan proposals 
map) 

Potential for contamination 
on site 

GIS mapping supplied by EFDC 

Potential for noise problems Assessment from site visits and Google Earth aerial 
imaging (surrounding uses). 

Topography of site Assessment from site visits and assessment from 
mapping (OS map contours) 

Air Quality Management 
Areas 

GIS mapping supplied by EFDC (note – none currently in 
the District) 

Car parking Assessment from site visits 
Epping Forest Controlled Parking Zones 
(http://www.eppingforestdc.gov.uk/Council_Services/pa
rking/where_can_I_park.asp) 

Site access Assessment from site visits and assessment from 
mapping 

Access and egress to other 
properties across site 

Assessment from site visits and assessment from 
mapping 

Overlooking/ adjacent 
buildings 

Assessment from site visits and Google Earth aerial 
imaging (surrounding uses). 

Page 437



  Epping Forest Strategic Land Availability Assessment : Main Report 

 

A136  2289577v8
 

Assessment Criteria Source of Data 

Prejudicial impact upon a 
larger strategic site 

Assessment from site visits and assessment from 
mapping 

Locally listed buildings GIS mapping supplied by EFDC 
Epping Locally Listed Buildings List 
(http://www.eppingforestdc.gov.uk/Council_Services/pl
anning/conservation/LocalList.asp) 

Protected lanes GIS mapping supplied by EFDC (Local Plan proposals 
map) 

Other heritage assets GIS mapping supplied by EFDC (Local Plan proposals 
map) 
Assessment from site visits and assessment from 
mapping (e.g. marked features on OS maps) and Google 
Earth aerial imaging 

Shape of site Assessment from site visits and assessment from 
mapping and Google Earth aerial imaging 

Relationship with existing 
communities 

Assessment from site visits and assessment from 
mapping and Google Earth aerial imaging 

Common land GIS mapping supplied by EFDC 

Identified employment sites GIS mapping supplied by EFDC (Local Plan proposals 
map) and Epping Forest & Brentwood Employment Land 
Review (2010) 

Urban open space or 
performing a similar amenity 
function 

GIS mapping supplied by EFDC (Local Plan proposals 
map) 
Assessment from site visits 

Availability  

Ownership EFDC Land Terrier database of Council Owned Land (GIS 
mapping supplied by EFDC) 
Information from Call For Sites submissions 

Ransom Strips Information from Call For Sites submissions 
Assessment of potential for strips of ransom land from 
mapping 

Attitude to Development Information from Call For Sites submissions 

Achievability  

Cost Factors Information from Call For Sites submissions 
Assessments of constraints from suitability analysis 
Stakeholder Consultation as part of SLAA (March 2012) 

Economic Viability and 
Market Factors 

Information from Call For Sites submissions 
Strategic Housing Market Assessment (SHMA) Viability 
Testing (2010) 
Stakeholder Consultation as part of SLAA (March 2012) 
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