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3.2 Site and context 
description 

SMF area summary

The North Weald Bassett SMF area extends 
over an area of approximately 51 hectares 
(126 acres), of which 46 hectares (113 acres) 
are allocated for development in the Epping 
Forest District Local Plan under policy P6.

Figure 3.2 opposite illustrates the SMF area 
and immediate context.

To the north, the SMF area is bound by the 
A414 and Vicarage Lane West. To the east 
it is bound by High Road and Blackhorse 
Lane. To the south, the development sites 
are bound by St Andrew’s Church of England 
Primary School, the Memorial Playing Fields 
and by the back gardens of homes on Oak 
Piece and Queens Road. To the west, the 
SMF area is bound by a main river and North 
Weald Basset waste water treatment works 
(WWTW), beyond which is the Church Lane 
Flood Meadow local nature reserve.

The SMF area has a gently sloping 
topography with the land falling from 
approximately 95m above ordnance datum 
(AOD) in the north east to circa 75m AOD at 
the south western corner. 

The land predominantly comprises small 
agricultural fields demarcated by hedgerows 
and a number of mature trees, with small 
areas of buildings to the north which include 
business units and residential properties. 

Memorial 
Playing 
Fields St Andrew’s 

school

St 
Andrew’s 

church

Existing North Weald 
Bassett village centre

Local 
nature 
reserve

North Weald 
Airfield

Tyler’s 
Green

Redoubt Fort

Queens Rd

O
ak

 P
ie

ce

Church 
Lane

WWTW

B181 Epping 
Road

Weald 
Common

Blakes Golf 
Club

Cemetery

Garden 
centre

Bowls 
club

Weald 
Bridge 
Road

A414

M11 
motorway

A414

Heritage railway

Vicarage Lane West

B181 High Road

Rayley 
Lane

Merlin 
Way
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3.3 Baseline review

Introduction

The baseline studies undertaken for the 
SMF area are summarised on the following 
pages. This includes a review of the site and 
surrounding character, the site constraints 
and implications on the SMF. This is followed 
by a review of the site (and wider village) 
opportunities as part of this SMF.

Ownership

The SMF ownerships are listed below and 
illustrated in figure 3.3.

•	 NWB.R1 – Land west of Tylers Green, 7.3ha, 
private ownership

•	 NWB.R2 – Land at Tylers Farm, 1.3ha, 
private ownership

•	 NWB.R3 – Land south of Vicarage Lane, 
34ha, Vistry Group

•	 NWB.R4 – Land at Chase Farm, 0.8ha, 
private ownership

•	 NWB.R5 – Land at the Acorns, Chase 
Farm, 1.4ha, private ownership.

North Weald Bassett village is predominantly 
a residential, positioned along the length 
of B181 Epping Road/High Road. The SMF 
area is primarily formed of farmland with 
education, employment and leisure uses 
sat between the village and airfield. The 
study area is bordered on its southern, 
northern and eastern edges by residential 
development, and by meadow and farmland 
on its western edge.	

Significant other uses in the local area 
include the airfield on the western edge 
(of which a large area on its eastern edge 
is allocated for employment), the primary 
school to the east and smaller employment 
uses to the north.

The redoubt dates from the late 19th 
century and is a scheduled monument. It is 
a significant feature as it has prompted the 
direction of proposed new development in 
North Weald Bassett.

A parade of shops is located along High 
Road, including a small convenience store, 
restaurant and takeaway shops. The village 
has two public houses. The Limes medical 
centre is located in the village close to 
Epping Road.	

In terms of community and leisure, North 
Weald Bassett village has a library, North 
Weald village hall, The Queen’s Hall 
community centre, allotments, recreation 
grounds and golf courses (refer to Social 
Infrastructure p19). 
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Landscape character

The site falls within the Epping Forest 
District Landscape Character Assessment 
– ‘Ridges and Valleys, North Weald’ (F5).  
The landscape character of the area is 
summarised in EFDC's Landscape Character 
Assessment (2010) as follows:

•	 Mature trees and hedgerows at field 
boundaries (of low to medium height)

•	 North Weald airfield is a dominant human 
element, with its associated metal railings, 
roadways and control tower

•	 Overall sense of tranquillity is disturbed in 
the west by proximity to the noise of traffic 
on the M11 road corridor

•	 A small-scale settlement pattern of 
scattered farmsteads and occasional 
nurseries, other than the large linear 
settlement of North Weald Bassett 
towards the centre of the area

•	 Predominantly arable farmland

•	 Rural road corridors lined with verges and 
mature deciduous trees

•	 Mature field trees and hedgerow trees are 
key landscape features

•	 Copses of mature deciduous woodland 
contribute to a sense of enclosure.

Landscape structure

Multiple hedgerows and mature trees define 
the field boundaries within the SMF area. 

The western edge is defined by Gullet Brook 
and associated streamside vegetation and 
trees, and the treatment works.  This area 
feels more open and rural, with some wider 
views of the surrounding landscape. The 
north-western part retains a village-like 
character, with the detached properties, 
nursery and St Andrew’s church along 
Vicarage Lane West. Towards the eastern 
part of the SMF area the landscape 
becomes more enclosed by strong tree 
belts and hedgerows, with a more residential 
character around Tylers Farmhouse, 
influenced by the junction of High Road and 
the A414. 

Following arboricultural surveys, trees and 
hedgerows of importance and ecological 
value would be retained unless there are 
strong design reasons to remove them.

To the north, beyond the A414 there are no 
views of significance, however the Parish 
Church of St Andrew is visible from a large 
proportion of the western side of the SMF 
area. These views allow the attractiveness of 
the church tower to be appreciated within its 
countryside backdrop and demonstrate how 
it forms a community focal point. 

To the east, views are limited by thick 
hedgerows/vegetation. To the south the 
landform gently rises away, with the houses 
north of the B181 High Road visible. To the 
west there are glimpsed views of North 
Bassett Airfield (including hangars) and its 
control tower.
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Topography

Figure 3.7 illustrates the site and contextual 
topography. North Weald Bassett village is 
located on the edge of a valley. To the south, 
the land rises to form a ridge, where the 
redoubt is located.

For the most part the SMF area is relatively 
flat. The SMF area features a valley that 
runs along Church Lane to the west, 
gently rising to the east and south. The 
gentle topography naturally flows into the 
surrounding watercourses. 

An existing stream/ditch flows south to 
north along the western boundary of the 
SMF study area, which could be utilised 
as a potential greenway, enhancing and 
preserving the existing Public Rights of Way 
network.	

Generally the SMF area feels open and 
unenclosed, especially on the western side, 
with views of the airfield, existing housing to 
the south and St Andrew’s church.

The existing SMF area topography helps 
to inform village character and townscape 
elements, such as views of St Andrew’s 
Church. The existing topography, with gently 
sloping fields, should be considered in terms 
of drainage strategy, as should existing 
watercourses running around the site.

Site sections

Sections A-A’ and B-B’ cross the SMF area 
and are illustrated below. The sections 
show how the site features a combination 
of relatively flat areas and gentle sloping 
topography but is part of a wider valley/ridge 
landform.
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Figure 3.7 - Topography and site sections
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Social infrastructure

Social infrastructure is illustrated in figure 3.8. 
There are five local hubs which serve as key 
destinations for the village. The location of 
these hubs should influence the pedestrian 
routes in the proposals. The five hubs are:

•	 St Andrew’s primary school, with 420 
spaces for children aged 4-11

•	 The existing local centre on the High Road, 
consisting of a range of small shops, 
village hall, vets, playground and The Kings 
Head pub

•	 The crossroads/roundabout at Tyler’s 
Green, including a pub/restaurant and 
employment uses along High Road

•	 St Andrew’s Church and surrounding 
buildings

•	 North Weald Airfield. Currently this hub 
serves employment. As part of the 
Airfield Masterplan area it will also create 
additional employment. Finally, it has 
great historical value from its role in WW1, 
and dictated the growth of the village 
throughout the 20th Century.

There is a lack of pedestrian links between 
the existing local hubs, particularly with east/
west movement (as most of the PRoW run 
north/south). 

St Andrew’s primary school is an important 
hub, as it serves children from all over North 
Weald Bassett.

North Weald Airfield features a mix of uses, 
including (employment) but there is no clear, 
direct pedestrian route from the SMF area to 
the airfield.

Figure 3.8 - Social infrastructure
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Open spaces and play areas

North Weald Bassett benefits from a range 
of local open spaces, as illustrated in figure 
3.9. These are well connected by the public 
rights of way network, which features well-
used links to the wider rural countryside, 
one of the defining features of the village. 
The SMF area can act as a conduit to the 
countryside, therefore the public rights of 
way should be enhanced.

The principle areas of open space within 
the SMF area are the recreation ground and 
school playing fields, both are well screened 
by existing trees and hedgerows, but this 
may reduce their use due to lack of visibility 
along walking routes.

The recreation ground includes Queen’s 
Hall Community Centre, a play area and the 
Memorial Playing Field which has Fields in 
Trust protection (as a Queen Elizabeth II 
Field).

To the west of the village is Church Lane 
Flood Meadow Local Nature Reserve and 
allotments. To the north of the A414 there is 
a  bowls club and further allotments. To the 
south of the High Road there are a number 
of footpaths offering a variety of routes 
to the wider countryside as well as a local 
nature reserve and play space.

Figure 3.9 - Open spaces and play areas
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