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FOREWORD

Under the Town and Country Planning Act 1990 this Council has a duty to prepare a Local Plan covering the
whole District.
The Plan sets out a comprehensive framework of policies to enable the Council to control most forms of
development for the foreseeable future. This control is needed not to resist any changes but to guide proposals so
that the quality of the local environment is protected and enhanced whenever possible.
There are considerable and continuous pressures for residential and commercial development, mainly due to
proximity to London. The District lies within the Metropolitan Green Belt, however, and the relevant policies
will continue to be rigorously implemented.
The Plan incorporates the principle of “sustainable development” and therefore encourages, or aims to
accommodate, new buildings or land uses which are necessary or in the public interest, while protecting the
District’s environment for the benefit of present and future generations.In my view and that of the Council the
Plan will succeed in this complex role.
This Plan has been the subject of extensive public consultation. This culminated in a Public Inquiry, which ran
for several months, and resulted in modifications which were made available again for public comment. Final

amendments have consequently been made.

The statutorily adopted Local Plan for Epping Forest District therefore properly belongs to the community and I
commend it to you.

Ron Heath
Chairman of Development Committee

Epping Forest District Council.
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CONTEXT

“This material should show the wider context and
not just the development site and its immediately

adjacent buildings.”

PPG1 General Policy and Principles
DOE 1997
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Background to the Plan

1.1 This Local Plan has been prepared in accordance with
the Town and Country Planning Act 1990 (as amended by
the Planning and Compensation Act 1991). District
Councils are now, for the first time, under a statutory duty
to prepare Local Plans (it was not an obligation
previously) and in the form of a single Plan covering the
whole of their District.

1.2 Epping Forest District Council previously had full
Local Plan coverage of the District,in the form of three
statutorily-adopted Local Plans covering different areas.
These have therefore been replaced by a District-wide
Local Plan. The previous Plans only looked forward to
1991 because that was the end date of what was then the
Structure Plan. This Local Plan looks forward to 2001, in
conjunction with the current Structure Plan. Once
adopted it will continue to form part of the Development
Plan for the District until it is superseded by any
alterations to the Plan or a replacement Plan.

Function of the Plan

1.3 This Local Plan is intended to:-

- set out the Council's policies for the control
of development (and hence guide most
planning decisions);and

- make proposals for the development and use
of land, and allocate land for specific
purposes.

1.4 Itis identified in the Council's Corporate Plan as a
means of influencing the infrastructure and future
economic development of the District to try and meet the
needs of the local community. The Council saw the
emerging Local Plan as a major opportunity to:-

(1) anticipate changing economic and
infrastructure needs and promote the role of
"enabling" development;

(i1) ensure that development respects the
essential character of the area; and
(1ii) consult local communities.

Significance of the Plan

1.5 The Government guidance given in PPG1 makes it
clear that applications for planning permission shall be
determined in accordance with the Local Plan policies
unless material considerations indicate otherwise.
Conversely, applications which are not in accordance with
relevant policies in the Plan should not be allowed unless
material considerations justify

the granting of planning permission. Where the
Development Plan is not relevant (through, for example,
not containing a policy relating to a particular
development proposal) it follows that the planning
application/appeal should be determined on its merits.

1.6 The importance of Local Plans in the determination
of planning decisions was made paramount by the
Planning and Compensation Act 1991 which introduced a
new Section 54A to the Town and Country Planning Act
1990. That states:-

"Where, in making any determination under the Planning
Acts, regard is to be had to the Development Plan, the
determination shall be made in accordance with the
Development Plan unless material considerations indicate
otherwise."

1.7 Prior to that, a Local Plan was merely only one of the
"material considerations" and had no greater weight than
any others.

1.8 This Plan is therefore a very significant tool in
determining the amount, type and location of development
that will take place in the District for the foreseeable
future. As a consequence, it seeks to be comprehensive in
dealing with the types of development proposal that might
be expected to come forward during the Plan period.

Relationship with the Structure Plan

1.9 In the District, the 'Development Plan' comprises both
the Structure Plan and Local Plans. The Structure Plan is
a strategic, County-wide plan produced by Essex County
Council. It is intended, amongst other things, to provide
the strategic policy framework for planning and
development control locally. The District- wide Local
Plan then develops these strategic policies and transposes
them into more detailed policies relevant to the District,
identifying specific sites for development.

1.10 The Local Plan is required to be "... in general
conformity ..." with the Structure Plan when it is 'adopted'.
The County Council has provided a statement that the
Plan is in general conformity with the current Structure
Plan (see Appendix 1).

1.11 Two other Local Plans which constitute
Development Plans are prepared by the County Council
and relate to the whole of Essex. These are the Waste
Local Plan (currently in the course of preparation) and the
Minerals Local Plan.

Relationship with the Lee Valley Park Plan

1.12 That part of the District around Waltham Abbey,
Sewardstone, Roydon and Nazeing is a substantial part
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Figure 1: - Local Plan Process.
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of the Lee Valley Regional Park. The area of land within
the statutory boundaries of the Park is affected by the
proposals contained in the Lee Valley Park Plan 1986
which are included in this Local Plan by virtue of Section
14(2) of the Lee Valley Regional Park Act 1966. The Lee
Valley Park Plan is being reviewed with a view to
adoption in 1998.

Government Planning Guidance

1.13 This is set out clearly at the beginning of each
chapter in the other sections. It takes the form of Planning
Policy Guidance Notes (PPGs - a current schedule of
relevant PPGs is given in the glossary) and Ministerial
Circulars. Although these have no formally binding legal
force, every local planning authority is under a statutory
obligation to have regard to them at every stage when
formulating its proposals in a Local Plan. If a local
planning authority wishes to depart from national
guidance expressed in PPGs and Circulars the authority
must set out clearly the justification for the departure.
Local circumstances, properly surveyed and analysed,
may be the basis for a departure depending on degree, and
on any relevant provisions of the Structure Plan.

Stages in Local Plan preparation

1.14 The Local Plan represents the culmination of a
lengthy preparation process (see Figure 1). At various
stages in its preparation the Plan has been the subject of
widespread consultation with a range of bodies including
Government departments, statutory undertakers, parish
councils, interest groups and the public at large. The
Council has amended the Plan as a consequence of some
of the responses received and to reflect changing
circumstances.

1.15 Over 1000 formal objections were made to the
Deposit Copy Local Plan in 1994. Whilst 260 were
conditionally withdrawn following discussions with
objectors, all the objections were considered at a Public
Local Inquiry which ran from October 1995 to April
1996. The Inquiry was chaired by an independent
inspector approved by the Department of the
Environment. The Council subsequently accepted the vast
majority of his recommendations and published its
Proposed Modifications accordingly.

1.16 Given the length of time that has elapsed since the
preparation of the Plan commenced it will now be subject
to review as and when necessary (see Chapter 19).

Format of the Plan
1.17 The Plan comprises the Written Statement and the

Proposals Map which should be read together. The
Written Statement sets out the Council's policies

(in bold capitals) together with their justification.
Generally, each chapter sets the scene and indicates the
Government guidance and the County policy before
putting forward the Plan policies. The chapters are
grouped into sections each of which deals with similar
sorts of issues. The final chapter looks at individual
settlements in the District to indicate how the Plan will
affect them.

1.18

The Proposals Map indicates the areas to which each of
the policies applies and the sites subject to specific
policies. The Proposals Map features a series of 'inset'
maps of certain areas in order to enable them to be shown
in sufficient detail.

1.19
The areas of the District covered by each of the
component sheets of the Proposals Map are as follows:-

Sheet A

Map 1 Map of whole District

Sheet B

Map 2 Loughton, Buckhurst Hill, Chigwell
Map 2a Loughton (High Road) Town Centre
Map 2b Loughton (Broadway) Town Centre
Map 2¢ Buckhurst Hill Town Centre

Sheet C

Map 3 Waltham Abbey

Map 3a Waltham Abbey Town Centre

Map 4 Epping

Map 4a Epping Town Centre

Map 5 Chipping Ongar

Map 5a Chipping Ongar Town Centre
Sheet D

Map 6 Roydon/Nazeing

Sheet E

Map 7 Sheering

Map 8 Fyfield

Map 9 Sewardstone

Map 10 Theydon Bois

Map 11 North Weald Bassett/Thornwood
Map 12 Chigwell Row

Map 13 Abridge

Map 14 Stapleford Abbotts
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2. Epping Forest
District
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Figure 2: Location of Epping

Forest District.
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Introduction

2.1 Epping Forest District is situated within the
Metropolitan Green Belt, abutting the north-east edge of
London, in the south west corner of Essex (see Figure 2).
It comprises the towns of Loughton/Buckhurst Hill
(36,500), Waltham Abbey (16,000), Chigwell (12,000),
Epping (10,000) and Chipping Ongar (6,000) together
with villages, the largest of which are Theydon Bois,

North Weald Bassett, Roydon and Nazeing (see Figure 3).

Many of the towns and villages are historic but those
close to London grew rapidly as commuter towns. This
was particularly in connection with the coming of what is
now the Central Line of London Underground.

2.2

The District has an important position in the national
motorway network. The M11 runs north-south almost
through the centre of the District with local road
connections at Hastingwood (just south of Harlow) and
Loughton (currently only for south-bound traffic). The
M25 crosses the District east-west with a local road
junction at Waltham Abbey and an interchange with the
M11. The Central Line of the

London Underground has stations at Buckhurst Hill,
Loughton, Debden, Theydon Bois and Epping. Roydon is
the only British Rail station in the District - on the line
between Liverpool Street and Cambridge.

2.3 With the exception of the towns and larger villages
the District is entirely within the Metropolitan Green Belt.
The consistent application of Green Belt policies has
meant that some 90% of the District's 130 square miles is
still open and undeveloped comprising generally attractive
countryside.

Population Structure

2.4 The District's population is 116,000 (1991 Census),
having remained relatively static since 1981. Figure 4
shows that the age of the population is high for the
County average (with a below average number of 0-15
and 16-29 year olds and an above average number of 49-
59 and 60-74 year olds).

Figure 4: Population Structure of Epping Forest District Council and Essex (1981 and 1991).
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2.5 It also shows that the age structure of the population
is changing, in line with the County trend, in that during
the 1980s there has been a marked reduction in the
numbers of 0-15 year olds in the District in combination
with a marked increase in the number of elderly (75+).
This is assumed to result from a falling birth-rate in
combination with people having an increased life-
expectancy. The high cost of local house prices (as a
consequence of the attractiveness of the District and its
proximity to London) also has a bearing upon the
changing age structure by obliging many young people to
move elsewhere in search of cheaper accommodation.

2.6 Average household size has been in sharp decline in
line with that of the County as a whole (see Table 1).
This decline stems from a combination of social and
economic reasons including an increase in single-person
households, young couples moving away, a fall in the
birth-rate and people living longer.

Table 1
Average household size

1981 1991
Epping Forest 2.74 2.54
District
Essex 2.75 2.55

Socio-Economic Characteristics

2.7 In general terms, Epping Forest District is a
prosperous area. During the late 1980s incomes were
30% above the national average and the number of high
earners was twice the national average. This is a
reflection of the District's accessibility to Central London
and its attractiveness as a place to live. This itself is
reflected in the fact that an above average proportion of
the workforce is in professional/ management/ technical
occupations (see Figure 5) with most of these people
commuting to work. By contrast the District has a lower
than average proportion of semi- and unskilled workers,
compared to the County as a whole, but an average
proportion of skilled workers (see Figure 5).

Figure 5: Social Class by Occupation (Epping Forest District and Essex).

(a) Epping Forest District

A Professional

. ==  Partly Skilled
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Source: 1991 Census
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2.8 Unemployment in the District is consistently well
below the County figure. Both rose as a consequence of
the economic recession and subsequently fell back to their
previous levels (see Figure 15). The figure for the District
was 3.9% (as at April 1997). Whilst there are no figures
which are directly comparable it seems, on the basis of the
information available, that the District is below both the
regional and national figures (see Figures 14 and 15).
Current economic indicators also suggest that the present
trend in all these figures is downwards.

2.9 The relative affluence of the District's population in
general is also reflected in the high level of car ownership.
Table 2(a) shows the extent to which car ownership has
grown in the District during the 1980s and how this
compares with the average County figure. Table 2(b)
indicates the proportion of households who have more
than one car.

Table 2: Car Ownership

(a) Proportion of households with car(s).
1981 1991
Epping Forest 75% 80%
District
Essex 70% 75%
(b) Proportion of households with more than one
car.
1981 1991
Epping Forest 29% 38%
District
Essex 21% 30%

2.10 Whilst this gives the impression that the District is
relatively prosperous this does not apply across the whole
of its area. There are still significant parts of the urban
areas that cannot be described as prosperous although the
deprivation they experience is very much less than that in
the major conurbations.

The Countryside

2.11 The west and south of the District are characterised
by gently rolling countryside dissected by river valleys.
The main topographical features are the Epping Long
Green and Epping Forest ridges, running generally south-
west to north-east and separated by the Cobbins Brook
valley. The Lee Valley forms much of the western
boundary of the District. The east and north are
dominated by the
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broad valleys of Cripsey Brook and the upper reaches of
the River Roding. Generally, the land there is flatter and
more open.

2.12 Arable agriculture is the main rural land use and this
has been more intensive in the north and east. The
consequent loss of many hedgerows and trees has added
to the 'openness' of the countryside. Horse-keeping is
quite an important land use in the south and the Lee
Valley still supports glasshouse horticulture. There is
only a small amount of pasture.

2.13 The District includes numerous small woodlands
which greatly enhance the character and wildlife interest
of the countryside. Many of these are ancient although
Epping Forest, owned and managed by the Corporation of
London, is easily the most significant remnant of the
original Forest of Essex.

The Importance of the Local Environment

2.14 The quality of the local environment, the continuing
decline in average household size (see Table 1) and the
closeness and accessibility to London mean that the
District is always under pressure for residential, industrial
and commercial development. Opportunities to satisfy
these demands are necessarily limited by the requirements
of Green Belt policy.

2.15 Conservation of the local environment, which
includes management and enhancement, is a particular
and continuing priority for the Council. This has resulted
in:-

6] strict adherence to the objectives of Green
Belt policy;
(i1) the establishment of the Countrycare project
as a full-time service (to carry out small-
scale countryside management projects
throughout the District);
(iii) the designation of 25 Conservation Areas
and the introduction of a Partnership
Scheme;
(iv) the implementation of Town Schemes in
Waltham Abbey and Ongar;
) a continuing budget to grant-aid repairs to
some of the District's numerous Listed
Buildings; and
(vi) the establishment of effective policies and
procedures for tree protection and
management.
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"This Common Inheritance': Appropriate Action

the production of District-wide Local Plans;

enabling effective action over contravention
of planning laws;

ensuring that new development protects and
enhances the environment;

greater emphasis on environmental
assessment.

The Countryside

giving greater encouragement to farmers to
manage land for the benefit of wildlife and
the landscape;

encourage landowners and farmers to
manage and protect key landscape features
which are under particular pressure from
visitors;

endorsing the Countryside Commission's
target to bring all public footpaths and
bridleways into good order by the end of the
century;

better management of, and access to,
common land;

greater local authority control over the siting
and appearance of new farm and forestry
buildings;

a new hedgerow protection scheme;

guidance on planning issues relating to
wildlife;

continued support for English Nature.

16

Towns and Cities

Heritage

encourage the provision of good recreational
land;

ensure the viability and vitality of town
centres;

promote measures to 'civilise' traffic and
reduce congestion;

provide by-passes to relieve towns of
through traffic where needed;

encourage good design;

ensure urban projects help the local
economy and the environment.

increasing support for and guidance on
historic buildings and historic town centres;

better protection for Scheduled Monuments;
register of historic landscape sites;

ensuring minimal environmental damage by
tourists;

promoting public interest and involvement.
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Towards Sustainability

3.1 Environmental issues such as depletion of the ozone
layer, the finite nature of the resources of the earth, and
global warming now receive much media publicity and
are the subject of public concern. This concern is likely
to continue to grow into the next century as people
become more aware of the environmental consequences of
activities and life-styles both at home and abroad.
Tackling these problems requires international and
national co-operation. Obligations and agreements are
now being introduced to operate at all appropriate levels
of Governmental responsibility. The Council is able,
however, to implement its own initiatives - albeit at a
small scale by comparison - to affect activities and
lifestyles in the District.

3.2 The World Commission on Environment and
Development (known as The Brundtland Commission),
introduced the concept of 'sustainable development' in its
1987 report 'Our Common Future'. This is defined as that
which 'meets the needs of the present without
compromising the ability of future generations to meet
their own needs'. This may be considered to mean:-

ensuring the efficient use of land and other
resources in environmental terms; and

minimising developments that are harmful to
the environment and human health.

3.3 Sustainable development makes the use of resources,
the development of new technology, the direction of
investments and changes in Governmental responsibilities
consistent with future as well as present needs. This will
require the integration of economic goals with the
conservation of the environment. It is a long term
objective:- the challenge now is to identify practical
methods of implementing the concept at national and local
levels.

3.4 The European Community endeavours to promote
sustainability via the harmonisation of environmental
policy across all member states. It does this by issuing
Directives to be implemented by the laws or regulations
of member states within a specified timescale. One such
Directive requires an Environmental Assessment to be
undertaken as part of local authorities' consideration of
planning applications for specified major developments.
A document entitled "The Essex Guide to Environmental
Assessment", produced by the Essex Planning Officers'
Association, promotes a consistent approach to
environmental assessment across the County and provides
guidance to those involved in the development process.

17

The Government's Response

3.5 The Government has responded to the growing public
awareness and concern about national and international
environmental issues by publishing a White Paper "This
Common Inheritance" in 1990. It places a responsibility
on Development Plans "... to take environmental
considerations comprehensively and consistently into
account." It also puts forward appropriate action under
the headings of land use, the countryside, towns and
cities, and heritage (see opposite).

3.6 The White Paper also refers to the need to control
pollution and looks at the scope for action in terms of air,
noise, water and hazardous substances. It also encourages
recycling, particularly from domestic waste.

3.7 Government guidance on environmental matters in
planning is set out in several PPGs.PPG1 specifies that
sustainable development seeks to achieve "economic
development to secure higher living standards while
protecting and enhancing the environment ".PPG12 calls
upon local authorities to reflect the new environmental
concerns (such as global warming and the consumption of
non-renewable resources) in the assessment of policies. It
goes on to state that "conservation and development
should not be seen as necessarily in conflict" but that
"policies for land use must weigh and reconcile priorities
in the public interest".

3.8 Local authorities are now required to include policies
to secure the conservation of natural beauty and amenity
of land in drawing up Development Plans. These should
reflect the practical measures needed to protect and
improve natural features in town and country.

3.9 Plans must, however, make adequate provision for
development. They are also able to contribute to the
Government's objective of ensuring that development and
growth are sustainable. This is explained as meaning that
development decisions ".....should not deny future
generations the best of today's environment."

3.10 PPG12 gives particular emphasis to energy
conservation. One of the ways this can be addressed is in
the location of new development. It may be possible to
guide development to locations which reduce the need for
car journeys and the distance driven, or which permit the
choice of more energy-efficient public transport or cycling
or walking. Such travel patterns would not only reduce
energy consumption but also reduce emissions of carbon
dioxide. PPG17 contains relevant advice as well in this
respect.
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3.11 The environmental implications of Plan policies
should be appraised as part of the Plan preparation
process, and the outcome set out in the reasoned
justification. This Plan does this through a section
entitled 'Environmental Implications' in each topic chapter
which identifies:-

(1) the Plan's environmental aims upon which
the policies will have a bearing; and
(i1) whether the policies will have an impact on

key environmental criteria (set out in
Appendix 2).

3.12 PPGI13 calls upon local authorities, in preparing
their Development Plans, to co-ordinate their policies for
transport and other forms of development. It states that
Development Plans should aim to reduce the need to
travel, especially by car, by:

- influencing the location of different types of
development relative to transport provision
(and vice versa); and

- fostering forms of development which
encourage walking, cycling and public
transport use.

PPG13 goes on to say that to meet these aims local
authorities should adopt planning and land-use policies
which:

- promote development within urban areas at
locations highly accessible by means other
than the private car;

- locate major generators of travel demand in
existing centres;

- strengthen existing local centres;

- maintain and improve choices for alternative
means of transport to the car; and

- limit parking provision to discourage
reliance on the car for work and other
journeys where there are effective
alternatives.

The Council's Response

3.13 Epping Forest District Council has always
acknowledged the importance of environmental
protection. Laws have been rigorously enforced and the
Green Belt vigorously defended. The Council has
adopted its 'Environmental Charter' as a continuing
commitment to environmental protection and reflecting
the importance attributed to it. The Charter outlines the
Council's achievements and intentions under the headings
of health, pollution, energy conservation,
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recycling and a strategy for town and countryside. These
cover a range of activities including:-

- outlining the scope of services provided;

- adopting bye-laws;

- adopting appropriate management practices;
- participating in recycling schemes;

- assisting relevant voluntary bodies; and

- formulating and implementing appropriate
planning policies.

3.14 Whilst it is the planning policies which are
particularly relevant to this Local Plan, several of the
other initiatives have potential land use implications. The
approaches which the Council has adopted, and which are
pursued, or reinforced, in this Plan are:-

- the continued protection of the local
environment by protection of the Green Belt
from adverse development;

- protecting and improving townscapes by
preserving open spaces worthy of retention
and preventing town cramming;

- securing higher standards of estate layouts
and building design;

- scrutinising the environmental impact of
road proposals and major developments;

- protecting existing trees and shrubs and
requiring appropriate additional landscaping;

- environmentally conscious management of
Council-owned land;

- providing design advice in sensitive areas;

- protecting historic buildings from further
deterioration;

- accommodating 'banks' for the collection of
recyclable materials;

- minimising certain types of pollution.

3.15 This Local Plan is the vehicle by which the new
initiatives will become 'formal' land use planning policies.
The Council intends that the overall approach and policies
of this Local Plan will adhere to the concept of sustainable
development. This will be put into practice in the context
of:-
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(1) dealing with land use and development
issues; and
(ii) managing the environmental resources of the

District.

Implications for the Local Plan

3.16 From the foregoing it might appear that the
environmental consequences of planning decisions change
from being only one of, to THE most important,
determining factors. However, this is not to say that the
potential contributory effect of, for example, road building
upon matters of global concern will hold sway over local
considerations. This would not be 'sustainable' unless
local needs were met. Given that the character and quality
of the environment of this District will remain of
paramount importance then this, in itself, will contribute
to broader-scale sustainable development.

3.17 This Local Plan will enhance the environment of the
District by:-

- locating new development so as to minimise
the need for private transport - hence
minimising emissions of environmentally
damaging gases from vehicles;

- protecting and enhancing the built
environment;

- protecting and enhancing open spaces (in
both town and country); and

- protecting and enhancing the natural
environment (comprising both wildlife and
its habitats).

3.18 It should be borne in mind, however, that some of
these measures may conflict with one another. For
example, potential development sites which are
conveniently located for public transport facilities offering
ready access to employment foci (e.g. Central Line
stations) may also provide valuable open space and an
important wildlife habitat. Similarly, the Green Belt
policy, which applies to the countryside areas of this
District, already has the effect of preserving the open
countryside and concentrating maximum appropriate use
on available urban sites. However, it also results in land-
owners being unable to develop sites in a way which
would reduce commuters' trips to work. This, in turn,
may lead to more energy consumption and generate more
CO2 than if commuters were able to live on the edge of
the metropolitan area.

3.19 Where there is apparent conflict between various
measures in this fashion the Plan resolves them by
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giving priority to improving the local environment in
conjunction with meeting the recognised needs in the
locality. The Council considers that this approach will
result in sustainable development being achieved. It is
unlikely, however, that such an approach will lead to any
significant changes in the pattern of land use and
development from that which has resulted from previous
policies.

3.20 The opportunities for increased environmental
emphasis in this Plan relate particularly to:-

- the detailed nature of the development (as
distinct from the generalised land use);

- enhancing what is already of merit;
- minimising pollution; and

- enabling and encouraging recycling and the
efficient use of resources.

These opportunities are pursued in the relevant chapters in
the Plan.

3.18 The Council will work closely with the Environment
Agency to promote integrated environmental mangement.
The Environment Agency intends to publish Local
Environment Agency Plans (LEAPs) based on discrete
natural surface water drainage areas. The LEAPs will deal
with all issues affecting the quality of air, land and water
and the Agency hopes to involve all interested parties in
their production. LEAPs will gradually replace Catchment
Management Plans which were prepared by the National
Rivers Authority.
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4. Objectives,
Strategy and
Performance
Indicators
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4.1 The Council is looking to produce, in accordance
with its targets, a practical and realistic land use and
development plan for the District which takes appropriate
account of the District's current planning context, the
Council's Environmental Charter and Strategies and
which, as far as possible, meets the needs and aspirations
of local residents and businesses.

Objectives

4.2 This chapter sets out what the Plan is trying to
achieve and how it will do it. It does so by specifying,
first of all, the Plan's strategic objectives. There are broad
statements of intent derived primarily from the Council's
Corporate Plan. They represent what the Council
considers to be the principles of importance when
considering how the District should change in the future:-
(1) To safeguard and, where possible, enhance
the health, safety, welfare and living
standards of all persons residing in, working
in, or visiting the District.
(2) To maintain and, where possible, enhance
the quality and nature of the environment in
both urban and rural areas.
3) To conserve and, where possible, enhance
those features of heritage or nature
conservation significance which are worthy
of retention.
4) To ensure that the Plan has due regard to
global environmental issues.

To ensure that the District's economic
development meets the needs of local
residents and workers, whilst respecting the
essential character of the area.

)

(6)

To meet the District's housing and
community service needs, so far as possible.
(7 To provide activities, facilities and
opportunities to enable the public to derive
the maximum enjoyment and benefit from
their leisure time.

() To ensure that the transport infrastructure
provides a convenient, safe and clean means
of travel for all users, respecting the
essential character of the area.

) To take account of Government planning
guidance, regional planning advice and the
Essex Structure Plan, but striking an
acceptable balance between local character
and development needs and recognising the
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opportunities presented by change and
enabling development.

4.3 From these a set of more detailed aims has been
drawn-up. These are intended to:-

- provide a tangible framework within which
to formulate the Plan policies or strategies;
and

- represent the targets against which the
success of policies can be assessed via
performance indicators.

4.4 They are set out on pages 24 and 25. It will be
apparent that the aims usually stem from several
objectives. They are categorised according to whether
they are social, economic or environmental. The
environmental aims are further subdivided according to
whether they relate to aspects of amenity or conservation.

4.5 Some of the aims are conflicting. Where this occurs,
the policies either resolve this conflict by compromise or
reflect the relative importance of the particular aims.

4.6 The objectives and aims also enable an overall
strategy for the Plan to be identified. This gives a broad
indication of the general approach to development within
the District, where it might be permitted, and what the
Plan may expect to achieve in practice. Sustainable
development should result from the achievement of the
Plan's stated aims and objectives.

The Strategy

4.7 Strategic development 'needs' identified in the
Structure Plan are relatively modest and result primarily
from the limited availability of land rather than the true
'demand', which is high. This limit on the amount of
development stems from the area being one of restraint, in
view of its situation in the Green Belt. The strategy to
emerge is therefore one of protecting and enhancing those
features which are of merit in the District, which include
its character and appearance.

4.8 The built development that does take place will
therefore be concentrated in the urban areas rather than
the countryside. This is in order to achieve the key
environmental aims of protecting the Green Belt from
inappropriate development which could threaten its
character and undermine its functions. However, this
does not preclude appropriate developments which would
enhance both the appearance and role of the Green Belt.
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Aims

SOCIAL
(M)

(i)
(iii)
(iv)

(v)
(vi)
(vii)

(viii)

(ix)

(x)

(xi)
ECONOMIC
(xii)

(xiii)

(xiv)

(xv)
(xvi)
(xvii)
(xviii)

(xix)
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To promote and secure the optimum type and distribution of educational, health
and social facilities to meet the needs of the District's residents both now and in
the future.

To facilitate modern-day living requirements.

To accommodate, where possible, the special needs of the disadvantaged

To meet the needs of disabled people who live, or work, in the District or who
visit it.

To meet the shopping needs of residents, workers and other visitors.
To ensure, as much as possible, that new housing meets the needs of residents.
To retain the existing housing stock.

To identify and meet the leisure needs of residents, particularly in the south of the
District.

To increase the scope of appropriate recreational activities in the countryside.
To secure an appropriate standard of public transport provision.

To secure the reuse of the former Epping-Chipping Ongar branch line.

To facilitate the establishment of employment opportunities which match the
needs of residents seeking work locally.

To provide sufficient land for employment-generating uses.

To provide a range of sites for employment-generating uses in terms of size and
location.

To provide sufficient land for new housing.

To ensure a continuing supply of land for new housing.

To maintain the retail function of the existing town centres.
To ensure that new development has adequate infrastructure.

To attract visitors to appropriate recreational/tourist facilities in the District.
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Relevant
Objective(s)
1,7,8

1,7,8
1,6,7,8

1,6,8

1,8

1,6

2,7

1,4,8

1,4,8

1,5

59

59

6,9

1,2,8

2,7,8
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ENVIRONMENTAL (AMENITY)

(xx)

(xxi)

(xxii)

(xxiii)

(xxiv)

(xxv)

(xxvi)

(xxvii)

(xxviii)

(xxix)

To ensure that any new development does not have an unacceptable impact both
in environmental terms and in the provision of local facilities.

To protect and, where possible, enhance the environmental qualities of existing
residential areas.

To secure a high standard of design in all new development.

To protect and, where possible, enhance the character and environmental qualities
of the countryside.

To secure the optimum use of available road space.

To reduce traffic congestion, where possible.

To secure the provision of adequate, appropriately-located car parking facilities.
To minimise on-street parking in residential areas.

To reduce the impact of, but make adequate provision for, heavy goods vehicles
with business in the District.

To undertake appropriate action against breaches of planning control.

ENVIRONMENTAL (Conservation)

(xxx)

(xxx1)

(xxxii)

(xxxiii)

(xxxiv)
(XxXxV)
(xxxvi)
(xxxvii)
(xxxviii)

(xxxix)

To protect the Green Belt from development which is unnecessary or undesirable.

To safeguard and, where possible, enhance the District's historical and
archaeological heritage.

To safeguard and, where possible, enhance the landscape.

To safeguard and, where possible, enhance the District's tree cover, flora and
wildlife.

To make the most efficient use of land and buildings wherever practicable.

To promote the efficient use of natural resources.

To minimise all forms of pollution, where possible.

To integrate public and private transport facilities to secure optimum use of both.
To enable the continued implementation of the Council's Environmental Charter.

To enable the implementation of the Council's Recycling Plan.
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1,2,3,4,8

1,2,4

1,2,4

2,3,4,7

1,2,4,8
1,2,4,8
2,8
1,2

2,4,5,8

1,2

2,9

2,3,4

3,4

2,3,4

1,4

1,4

1,4,8

2,3,4,8
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4.9 The continued protection of the Green Belt does not
mean, however, that all urban sites will automatically be
considered suitable for development. The need to
maintain and enhance the character of these sites
(particularly sensitive ones such as residential and
Conservation Areas) is equally important. It is a key
environmental objective with tangible implications for
urban sites and may well result in existing open spaces
being retained as such, and their appearance and function
improved accordingly.

4.10 Overall, the strategy is therefore one of restraining
development but recognising local needs and ensuring
that the development that does take place (be it new build,
landscaping, change of use or extension) results, either
directly or indirectly, in a better environment.

4.11 Implementation of the Plan will be by both public
and, more particularly, private sector schemes, in
combination with appropriate controls over development.
It is acknowledged, however, that schemes may be slow
in reaching fruition due to continuing tight financial
constraints. This applies to both private and public sector
schemes. Whilst the Government may be able to fund
major capital schemes (e.g. motorway improvements),
local authority schemes are currently subject to severe
spending constraints (be they new roads, car parking
provision, or paving schemes) which may well result in
their being deferred. Should this situation change then the
Council will take the opportunity to undertake appropriate
schemes which will improve the local environment as
soon as practicable.

Performance Indicators

4.12 The performance indicators against which the Plan
will be assessed are as follows:-

- the extent to which its objectives and aims
are being met;

- the impact of the policies on identified
environmental criteria;

- whether the policies are being properly
applied in determining planning
applications;

- whether planning applications are
determined in a reasonable manner in the
opinion of Councillors and the general
public;

- whether planning decisions are being upheld
at appeal;

- whether planning decisions are being
"called-in" by the Secretary of State; and
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- the extent to which the Plan remains up-to-
date and therefore relevant in the
determination of planning applications
during the Plan period.

4.13 This assessment will take place on a regular
(probably annual) basis. It will be undertaken through
monitoring not just of the Plan policies but also of the
guidance and policies with which it must comply, new
planning issues and the appropriateness of the objectives
and aims of the Plan (see also Chapter 19 'Monitoring and
Review').

4.14 This monitoring will, in turn, lead to a further
assessment of whether there is a need for:-

- existing policies to be amended or deleted;
- further policies to address new issues;

- modification of the objectives and/or aims of
the Plan.
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5. Green Belt
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Introduction

5.1 Epping Forest District comprises towns and villages
set in attractive countryside on the edge of the
metropolitan area. Given its proximity to London and the
motorway network, the whole District is subject to intense
pressure for development. The Council, and its
predecessors, have, for the most part, been able to
successfully resist this pressure to develop within the
countryside. Hence, both the extent and the character and
appearance of the countryside have remained relatively
unscathed by development. The reason that the Council
has been able to defend this area so successfully is
because it forms a part of the Metropolitan Green Belt.

5.2 The Metropolitan Green Belt has been a central
feature of planning policy in the Home Counties since it
was first formally approved in 1957. The concept of a
Green Belt around London originated before the Second
World War in response to the need to control the outward
spread of London. The first Green Belt was defined by
the London County Council in the Greater London Plan of
1944. Soon after, the Town and Country Planning Act
1947 led to the designation of a Green Belt by the
councils around London. It has proved the most popular
and successful regional planning policy of post-war
Britain.

5.3 The Green Belt soon proved to be very effective in
limiting the extent of development. So much so that, in
1955, the Government published a Circular (No 42/55)
setting out the purposes of the Green Belt and
encouraging other cities to follow London's example and
consider establishing a Green Belt. This Circular
suggested that local authorities prepare policies to ensure
that new development (a) was only permitted where it
would lead to a rounding off of, or infilling within, a
settlement in the Green Belt, or (b)was for the purposes of
agriculture, recreation, cemeteries, institutions standing in
large grounds or other uses appropriate to a rural area.
The basic objectives of Green Belt policy have remained
unchanged since that time.

Government Guidance

5.4 The current Government stance on Green Belts is set
out primarily in PPG2. This points out that the
Government attaches great importance to Green Belts, the

purposes of which are:-

- to check the unrestricted sprawl of large
built-up areas;

- to assist in safeguarding the countryside
from encroachment;

- to prevent neighbouring towns from merging
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into one another

- to preserve the setting and special character
of historic towns; and

- to assist in urban regeneration by
encouraging the recycling of derelict and
other urban land.

5.5 The PPG states that the use of land in Green Belts has
a positive role to play in:-

- providing opportunities for access to the
open countryside for the urban population;

- providing opportunities for outdoor sport
and outdoor recreation near urban areas;

- retaining attractive landscapes, and
enhancing landscapes near to where people
live;

improving damaged and derelict land around
towns;

- securing nature conservation interests; and

- retaining land in agricultural, forestry and
related uses.

5.6 PPG2 makes it clear that the quality of the rural
landscape is not a material factor in Green Belt
designations or in their continued protection. Neither
should development be allowed in the Green Belt merely
because the land has become derelict.

5.7 In preparing Development Plans, planning authorities
are called upon to relate proposals affecting Green Belts
to a time scale longer than that normally adopted for other
aspects of the Plan. This is in order that the boundaries
reflect the permanence of the Green Belt and do not have
to be altered at the end of the Plan period. When the
detailed boundaries have been defined they should be
altered only exceptionally (eg as a consequence of an
alteration to the Structure Plan).

5.8 The general policies controlling development in the
countryside apply with equal force in the Green Belt but
there is, in addition, a general presumption against
inappropriate development. The development of new
buildings, even for only a limited range of uses, should
not be allowed except in very special circumstances. The
PPG states that the reuse of buildings is not inappropriate
development subject to criteria relating to the impact of
the development on the openness of the Green Belt and
the purposes of including land in it.
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5.9 The Guidance also makes it clear that the visual
amenities of the Green Belt should not be injured by
development either within or conspicuous from the Green
Belt.

County Council Policy

5.10 This is set out in the current Essex Structure Plan. It
is Structure Plan policy that:-

- the entire rural area of Epping Forest District
will form part of the Metropolitan Green
Belt;

- the Green Belt boundaries around towns and
villages will be defined according to the
foreseeable long-term expansion of their
built-up areas; and

- within the Green Belt permission will not be
given, except in very special circumstances,
for either:

- the construction of new buildings; or

- the change of use or extension of existing
buildings (other than reasonable extensions
to existing dwellings);

- for purposes other than agriculture, mineral
extraction or forestry, small-scale facilities
for outdoor participatory sport and
recreation, institutions requiring large
grounds, cemeteries or similar uses which
are open in character;

- dwellings for agricultural workers may be
permitted in conjunction with farms if it can
be shown that the worker must be resident
on the agricultural holding; and

- any development which is permitted shall be
of a scale, design and siting such that the
appearance of the countryside is not
impaired.

5.11 The County Council recognises the Green Belt as an
area of planning restraint. Therefore, it does not look to
promote development in the Green Belt unless there are
exceptional circumstances. As a consequence of this, the
housing guideline for the District, which is incorporated
in the Structure Plan, is based upon the supply of, rather
than the need for, sites.
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District Council's Approach

5.12 The Council attributes very great importance to the
character and appearance of the Green Belt, as well as its
functions. The Green Belt has been very successful in
restricting the urbanisation of the countryside around
London. This has been achieved through strict adherence
to policy by way of:-

- refusing planning permission for
developments contrary to policy; and

- these decisions being upheld at appeal in the
vast majority of cases.

5.13 In accordance with Government guidance, the
Council does not look to amend the Green Belt's
boundaries as a matter of course when Local Plans are
prepared or reviewed. This is in order for the Green Belt
to retain its permanence. Furthermore PPG2 states that
boundaries should not be changed unless alterations to the
Structure Plan have been approved, or other exceptional
circumstances exist. The Council has therefore only
countenanced making a change to the boundary under one
of the following circumstances:-

- there is a need to release land to meet the
guidelines (for housing and/or employment-
generating uses) identified in the Structure
Plan; or

- there is a significant change in
circumstances (eg the site has been
developed); or

- there is an exceptional and urgent reason for
the change (eg the site is the most
appropriate one to accommodate a necessary
development).

5.14 A comprehensive review of the Green Belt
boundaries in the District will be undertaken in the
context of reviewing the Local Plan. Such a review
would look to address when and where the long term
development needs of the District should be met and
safeguard land accordingly. The current approach of the
County Council, in producing the Structure Plan is to
avoid this course of action (see para 5.11). These
questions will therefore be more appropriately addressed
in the first review of this Local Plan with alterations being
made in response to the Replacement Structure Plan.

5.15 In view of:-
- the fact that the Green Belt boundary in the

District was formalised in the previous Local
Plans, adopted relatively recently;
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- the anticipated surfeit of land to meet the
identified housing need according to the
Structure Plan (see paras 9.18 and 9.19); and

- the restraint on commercial development
within the District,

changes to the Green Belt boundary are minimal and
occur only as a result of exceptional circumstances.

POLICY GB1

THE BOUNDARY OF THE METROPOLITAN
GREEN BELT IN THIS DISTRICT IS AS DEFINED
ON THE PROPOSALS MAP.

5.16 PPG2 and PPG12 make it clear that detailed Green
Belt boundaries, defined in adopted Local Plans, should
be altered only exceptionally. The four changes that this
Plan makes to the boundary, and the reasons for them, are
set out below.

1. Brookfield, Thornwood (see Figure 6).

5.17 This site is immediately adjacent to Thornwood
which is itself outside the Green Belt. It has been taken
out of the Green Belt on the grounds that it is now a
housing estate . Planning permission was granted for
environmental reasons comprising the extinguishment of
various unneighbourly uses and hence the cessation of
heavy lorries using Weald Hall Lane to gain access to the
site. To leave the site in the Green Belt would result in
any subsequent extensions to the houses being subject to
Policy GB14. This would be an anomaly given that the
new estate is now an integral part of Thornwood in terms
of both its location and the density of development.

2. Land at Langston Road, Loughton (see Figure 7).

5.18 The Loughton area has the largest concentration of
employment land, and the greatest potential demand,
within the District (see para 10.41). This site is wedged
between the existing Langston Road/Oakwood Hill
employment area and the M 11, and contributes little to
Green Belt objectives. Its development would, however,
provide a worthwhile addition to the existing Langston
Road/Oakwood Hill employment area (see Policy E2)
with only limited detriment to the Green Belt and its
potential is considered to outweigh the normal need for
restraint. The Langston Road site falls within the 1947
flood plain as designated by the Ministry of Agriculture,
Fisheries and Food. Any future proposals for the site will
have to prove to the Council and the Environment
Agency, through the use of a hydraulic model, that the

31

development will not lead to an increase in the risk of
flooding elsewhere.

5.19 The development of the site would be in accordance
with the Council's Employment Strategy (paras 10.25 -
10.31). It accepts that the Green Belt places great
constraint on the amount of new employment land that
can be allocated. However, it also recognises the need to
provide local employment opportunities throughout the
District where this can be achieved without detriment to
the Green Belt.

3. Land at North Weald Airfield (see Figure 8).

5.20 This site mainly comprises a concrete apron and has
been removed from the Green Belt to allow an extension
to the existing employment area adjacent (see Policy E6).
This is in accordance with the District Council's
Employment Strategy (paras. 10.25 to 10.31) which seeks
to identify a range of attractive and accessible sites
throughout the District. The site is considered suitable
because:-

- the large area of concrete makes only a
limited contribution to the Green Belt
objectives and is adjacent to an existing
employment area. In view of the nature and
scale of the adjacent buildings, and the
nature of the Green Belt boundary, its
development would not be a noticeable
intrusion into the Green Belt;

- it is in a central position within the District
and is easily accessible to the M11 and
motorway network via the A414. As such,
the site will be accessible and attractive to
developers/occupiers.

5.21 Any potential detriment to the Green Belt must also
be balanced against the fact that the industrial land
allocation is a replacement for that at Hallsford
Bridge,Chipping Ongar.It was allocated in the Local Plan
for Epping and Ongar but has not been developed. Unlike
the site at North WealdAirfield, the Hallsford Bridge site
is on the edge of the District and has poor vehicular
access.

4. Land at the rear of High Street,Chipping Ongar
(see Figure 9)

5.22 This small area of land was to have been removed
from the Green Belt in the preparation of the Epping and
Ongar Local Plan. This was because it forms part of a
larger site, the whole of which has planning permission
for development. The piece of land remained in the Green
Belt due to a cartographic error. The Council is therefore
now taking the opportunity to rectify this earlier error.
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Figure 6 Brookfield, Thornwood (1:10,000)
(see also sheet E(11)of the Proposals Map)

Figure 7 Langston Road, Loughton (1:15,000)
(see also sheet B(2) of the Proposals Map)
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Figure 8 North Weald Airfield (1:5,000)
(see also sheet E(11) of the Proposals Map)
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Figure 9 Rear of 151/153 High Street, Chipping
Ongar (1:2,500) (see also sheet C(5a) of the
Proposals Map)

Urban Fringe

5.23 The existence of the Green Belt creates a sharp divide

between the relatively high value land outside the Green
Belt and low value land within the Green Belt where there

is virtually no prospect of development taking place within
the foreseeable future. Any additional "hope value" would

therefore be long term only.

5.24 The relatively sharp divide between the town and the
country does not, unfortunately, rule out all the problems
associated with the zone of transition between the two. Th

(&

"urban fringe" is less prominent in this District than in non-

Green Beltcations but still features the characteristic
problems of trespass, litter, vandalism and derelict land.

5.25 The Urban Fringe Special Advisory Group has

suggested that the key to tackling the problems of the urban
fringe in Green Belt areas is to develop its recreational role

in ways that improve access but which, at the same time,
protect and enhance the countryside. This approach is
logical, in fact, increasingly so as progressively more land
being "taken out" of agricultural use and the demand for

is

recreational activities continues to grow. Given this and the

purposes of the Green Belt (see paras. 5.4 and 5.5), it is

appropriate to adopt a more positive stance towards the use

of land on the urban fringe which has been identified as
subject to the related problems. This need for a positive
approach is reflected in the policies contained in the
Recreation, Sport and Tourism chapter although it is
imperative that it should not be allowed to weaken the role
of the Green Belt.

33

GENERAL APPROACH TO DEVELOPMENT

5.26 In order for the Green Belt to continue to achieve
its objectives (see para. 5.4) development within it must
continue to be strictly controlled.

POLICY GB2

PLANNING PERMISSION WILL NOT BE
GRANTED FOR THE USE OF LAND OR THE
CONSTRUCTION OF NEW BUILDINGS OR THE
CHANGE OF USE OR EXTENSION OF
EXISTING BUILDINGS IN THE GREEN BELT
UNLESS IT IS APPROPRIATE IN THAT IT IS:-

i) FOR THE PURPOSES OF AGRICULTURE,
HORTICULTURE, OR FORESTRY; OR

FOR THE PURPOSES OF OUTDOOR
PARTICIPATORY SPORT AND
RECREATION OR ASSOCIATED
ESSENTIAL SMALL-SCALE BUILDINGS;
OR

FOR THE PURPOSES OF A CEMETERY;
OR

FOR OTHER USES WHICH PRESERVE
THE OPENNESS OF THE GREEN BELT
AND WHICH DO NOT CONFLICT WITH
THE PURPOSES OF INCLUDING LAND IN
THE GREEN BELT; OR

A DWELLING FOR AN AGRICULTURAL,
HORTICULTURAL OR FORESTRY
WORKER IN ACCORDANCE WITH
POLICY GB17; OR

A REPLACEMENT FOR AN EXISTING
DWELLING AND IN ACCORDANCE
WITH POLICY GB15; OR

vi)

A LIMITED EXTENSION TO AN
EXISTING DWELLING THAT IS IN
ACCORDANCE WITH POLICY GB14; OR

vii)

IN ACCORDANCE WITH ANOTHER
GREEN BELT POLICY.

viii)

5.27 Proposed changes of use of existing buildings will
be assessed in the light of Policy GBS. In order to
be acceptable, any proposal must also comply with
all other relevant Plan policies, including DBEI,
DBE4, LL2, LL3,LL10,LL11, T14 and T17.

5.28 The Council will seek legal agreements, where
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necessary, (in accordance with Policy I1) in order to WILL BE PERMITTED ONLY WHERE THE

restrict the range of goods for sale at farm shops (see COUNCIL IS SATISFIED THAT;

Policy GB12) and any garden centres that may be

permitted. (i) IT WOULD NOT HAVE AN ADVERSE
EFFECT UPON THE OPEN

5.29 Any development which is not in accordance with CHARACTER OF THE LANDSCAPE;

this policy would be inappropriate in the Green Belt. AND

Built Recreational Developments (ii) IT WOULD RELATE WELL TO THE
CURTILAGES OF ANY ADJOINING

5.30 Recreational uses which are open in character will RESIDENTIAL PROPERTIES; AND

often be appropriate in the Green Belt (see Policy GB2).

However, recreational schemes which involve the (iii) IT WOULD NOT BE EXCESSIVE IN

construction of large buildings in the Green Belt will not SIZE.

normally be acceptable because of the intrusive impact

that they would have. Any such developments will IN GRANTING PLANNING PERMISSION FOR

therefore be expected to be located in the built-up areas ANY SUCH DEVELOPMENT THE COUNCIL

and not in the Green Belt. MAY:

POLICY GB3 (a) WITHDRAW PERMITTED

DEVELOPMENT RIGHTS FOR

WITHIN THE GREEN BELT THE COUNCIL WILL THE AREA CONCERNED IN

NOT GRANT PLANNING PERMISSION FOR RESPECT OF BUILDING AND

INDOOR SPORTS FACILITIES AND OTHER HARD SURFACES; AND

LARGE BUILDINGS INTENDED PRIMARILY FOR

LEISURE USE. (b) IMPOSE APPROPRIATE

PLANNING CONDITIONS.

5.31 In the event that the Council considers that there are

very special circumstances which would outweigh the Non-permanent dwellings

harm to the Green Belt any proposal must also comply

with other relevant Plan policies. This applies particularly 5.33 The use of moorings for permanent residential
to design (Policies DBE1 and DBE4), landscape (Policies  development can raise a number of problems in the
LL2 and LL3), landscaping (Policies LL10 and LL11), car countryside:-

parking (Policy T14) and traffic impact (Policy T17).

Development proposals in or adjacent to rural settlements (a) the use would be contrary to Green Belt

will also be considered in the light of Policy RST15. policies intended to restrict new residential
Proposals on North Weald Airfield or in or adjacent to the development;

Lee Valley Regional Park should comply with Policies

RST29 and RST24 respectively. Outside the Green Belt, (b) permanent uses will bring pressures for other
any such facilities will be considered on their merits in the developments (e.g. car parking, storage
context of other relevant policies of the Plan sheds etc.) which can detract from the open

character of the countryside;
Extensions to Residential Curtilages

(©) permanent berths will restrict the use of

5.32 Extensions of residential curtilages into the Green moorings for leisure and recreational
Belt are likely to alter its character and appearance and purposes.
therefore be contrary to Green Belt policy. There may,
however, be very special circumstances which warrant 5.34 The non-permanent dwellings comprising individual
planning permission being granted as an exception to the =~ mobile homes, caravans, residential narrow boats and
normal policy. house boats are a problem to the Council. They are no

more acceptable in the Green Belt than permanent
POLICY GB4 dwellings.
THE EXTENSION OF THE CURTILAGE OF A 5.35 There are six recognised mobile home parks in the

RESIDENTIAL PROPERTY WHICH INVOLVES District:-
AN INCURSION INTO THE GREEN BELT
€8 The Elms, Lippitts Hill, High Beech;

2 The Owl, Lippitts Hill, High Beech;
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3) Woodbine Close, Honey Lane, Waltham Abbey;
@) Breach Barns, Galleyhill Road, Waltham Abbey;
(5) Abridge Caravan Park, London Road, Abridge;
and

(6) Roydon Mill Leisure Park.

5.36 All of the sites are in the Green Belt, however, and
consequently the Council will not permit them to expand
beyond their existing limits.

POLICY GB5

WITHIN THE GREEN BELT, THE COUNCIL
WILL REFUSE PLANNING PERMISSION FOR:-

@) THE CREATION, OR USE, OF
MOORINGS FOR PERMANENT
RESIDENTIAL ACCOMMODATION;
OR

(i)  NON-PERMANENT DWELLINGS,

INCLUDING MOBILE HOMES AND
CARAVANS, EXCEPT AS
REPLACEMENTS WITHIN THE
EXISTING RESIDENTIAL CARAVAN
SITES SHOWN ON THE PROPOSALS
MAP.

5.37 In the mobile home parks identified on the Proposals
Map, the replacement of existing residential
caravans or mobile homes will normally be
permitted.

5.38 The Council may permit the siting of a mobile home
or caravan where it is to be used on a strictly temporary
basis eg: during the period of rebuilding or renovating an
existing dwelling, or the period needed to establish an
agricultural holding. In all such cases, the permitted
home or caravan must be removed at the end of the
temporary permission.

Garden Centres

5.39 The term "garden centre" has no specific definition,
but may be taken to be "premises retailing plants,
gardening and horticultural materials, supplies and
equipment, including garden furniture and, as an ancillary
use, supplies for pet animals." Garden centres generally
have a particular character because their primary function
is as a retail outlet for horticultural produce not grown at
the site, and goods associated with gardens and gardening.
Their overall character derives primarily from their links
with horticulture.
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5.40 Any intensification of the use of garden centres will,
by its nature, tend to damage the overall character of the
Green Belt. This is in terms of their impact upon the
landscape and traffic generated.

POLICY GB6

WITHIN THE GREEN BELT THE COUNCIL WILL
NOT GRANT PLANNING PERMISSION FOR THE
USE OF LAND FOR, OR ERECTION OF
BUILDINGS FOR USE AS, A GARDEN CENTRE.

5.41 Where garden centres already exist with the benefit
of planning permission, the Council will continue to
recognise their activities and may allow them to intensify
their operations. There will, however, be a presumption
against their expansion further into the Green
Belt.Proposals which would ensure the retention and
future maintenance of buildings of architectural or historic
significance will be assessed in accordance with the
requirements of Policy HC13.

Conspicuous urban development

5.42 As well as protecting the character and openness of
the Green Belt it is also necessary to maintain and protect
its role as a recreational resource. This could be severely
damaged by inappropriate developments even though they
are within the urban area such as new buildings which are
inadequately landscaped. It is therefore necessary to
control any such developments in the light of their impact
on the Green Belt and in accordance with PPG2 (see
paras. 5.4 and 5.5).

POLICY GB7

THE COUNCIL WILL REFUSE PLANNING
PERMISSION FOR DEVELOPMENT
CONSPICUOUS FROM THE GREEN BELT
WHICH WOULD HAVE AN EXCESSIVE
ADVERSE IMPACT UPON THE AMENITIES OF
THE GREEN BELT.

5.43 In implementing this policy the Council may also
seek the enhancement of the visual amenity of the Green
Belt where necessary and appropriate. This will apply to
sites which are visually prominent from public rights of
way used for recreational purposes (e.g. footpaths,
bridleways and towpaths). Such improvements will be
sought by legal agreement in accordance with Policy I1.

PERMISSIBLE DEVELOPMENT

5.44 The location of the District on the edge of the
metropolitan area is such that it does not experience to
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the same degree the problems typically associated with
more remote rural areas, particularly the need to find
alternative jobs for redundant farm workers. The "rural
economy" does not present a special problem by
comparison with the need to protect the character of the
Green Belt countryside from the adverse consequences of
cumulative change of use of a large number of agricultural
or horticultural buildings typical of the urban fringe.

POLICY GBS

THE COUNCIL WILL GRANT PLANNING

PERMISSION FOR THE CHANGE OF USE OF A

BUILDING IN THE GREEN BELT, PROVIDED:
@) THE BUILDING IS:

OF PERMANENT AND

SUBSTANTIAL
CONSTRUCTION; AND

(@)

CAPABLE OF CONVERSION
WITHOUT MAJOR OR
COMPLETE
RECONSTRUCTION; AND

(b)

IN KEEPING WITH ITS
SURROUNDINGS BY WAY OF
FORM, BULK AND GENERAL
DESIGN;

(©

(i)  THE PROPOSED USE IS:

IN ACCORDANCE WITH
POLICY GB2; OR

(@)

RECREATIONAL OR
TOURISM RELATED; OR

(b)

BUSINESS OR STORAGE AND
WOULD NOT INVOLVE OPEN
STORAGE OR A
SIGNIFICANT AMOUNT OF
VEHICLE PARKING; OR
RESIDENTIAL, WHERE THE
BUILDING IS UNSUITABLE
FOR ANY OF THE USES IN (ii)
(a), (b) OR (c) BUT WHERE
THE COUNCIL CONSIDERS
IT DESIRABLE THAT THE
BUILDING BE BROUGHT
BACK INTO BENEFICIAL
USE; OR

IN ACCORDANCE WITH
POLICY RST24 WHERE THE

(©

(@)

(e)
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BUILDING IS SITUATED IN OR
ADJACENT TO THE LEE VALLEY
REGIONAL PARK;

AND WOULD NOT RESULT IN TRAFFIC
GENERATION WHICH IS DETRIMENTAL TO
THE CHARACTER OR AMENITIES OF THE
COUNTRYSIDE;

THE PROPOSAL ENTAILS
APPROPRIATE BENEFITS TO GREEN
BELT OR COUNTRYSIDE
OBJECTIVES IN CIRCUMSTANCES
WHERE THE COUNCIL CONSIDERS
IT NECESSARY OR DESIRABLE;

(iii)

THE COUNCIL IS SATISFIED THAT
IN THE CASE OF A RELATIVELY
NEW BUILDING, IT WAS NOT
CONSTRUCTED WITH A VIEW TO
SECURING A USE OTHER THAN
THAT FOR WHICH IT WAS
OSTENSIBLY BUILT;

@iv)

) THE PROPOSED DEVELOPMENT OF
THE '"HERITAGE SITES' IS IN
ACCORDANCE WITH:-

() POLICY HC14 (COPPED HALL, EPPING);
OR

(b) POLICY HC15 (HILL HALL, THEYDON
MOUNT); OR

() POLICY HC16 (ROYAL GUNPOWDER

FACTORY SITE, WALTHAM ABBEY).

5.45 The restoration and/or reuse of any of the heritage
sites will need to be in accordance with the specified
policies.

5.46 The new use should not detract from the public
amenities of the rural area and should not result in the
cessation of any public rights of way or diminish their
enjoyment. The potential impacts of traffic generation,
noise, fumes, dust, illumination and security measures
will therefore be considered. The private amenities of
residential properties in close proximity will be similarly
assessed.

5.47 Where a change of use, extension or alteration to a
Listed Building in the Green Belt would be essential for,
or contribute significantly to, ensuring a viable future for
the Building or for maintaining it in good order, this could
constitute or contribute to the 'very special circumstances'
which can justify inappropriate development in the Green
Belt. Proposals would have to be of a high standard of
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design to complement or enhance their surroundings, and
any proposal would need Listed Building Consent as well
as planning permission.

5.48 A minimum of alteration or change should be
required to accommodate the new use. Any necessary
alterations to the building should not adversely affect its
character. The building should be of permanent
construction materials and in sound condition. The
change of use of glasshouses will not be in accordance
with this policy. Restrictions may be imposed upon
further changes of use or user which would not otherwise
require the express consent of the local planning authority.
The owner may also be required to enter into a planning
obligation whereby the change of use proposed would not
subsequently result in the need for replacement buildings.
Proposals which require significant alteration to the
building to enable environmental improvements to the
Green Belt to be achieved will be considered on their
merits.

5.49 The Council wishes to restrict the change of use of
buildings in the countryside to residential use because of
the adverse effect that this could have upon the character
of the countryside by changes to the appearance of
buildings, the associated paraphernalia of modern living
accommodation (eg flower gardens, garages, play
equipment, lines of washing) and traffic generation. The
types of benefits to Green Belt or countryside objectives
which the Council would expect are landscaping and
clearance of part of a group of buildings. Any
landscaping scheme should be appropriate and effective
(see Policy LL11) and will be required to be implemented
during the first available planting season.

5.50 The amount and type of traffic generated by the new
use must:-

- be safely accommodated on the existing
roads and lanes providing vehicular access
to the site;

- not result in a significant reduction in the
quality of the environment of the areas
through which it passes (e.g. in terms of
overall character, the residential
environment or the condition of banks and
vegetation at the roadside) (Policy T17);
and

- not adversely affect the character of
Protected Lanes(Policy HC4).

5.51 The requirements of other relevant policies of the
Plan including adequate on-site parking (Policy T14),
traffic generation and highway safety (Policy T17) will
also apply. The potential cumulative or aggregated effects
of individual proposals will also be

taken into account.

Extension of non-residential buildings

5.52 In determining the extent to which an extension
might have an impact on the Green Belt the Council will
have regard to factors including the anticipated amount of
any additional on-site parking and the amount of any
additional traffic generation.

5.53 Further guidance regarding the acceptability, or
otherwise, of horticultural glasshouses is given in Policy
E13. Extensions to residential properties in the Green Belt
are the subject of policy GB14.

POLICY GB9

THE COUNCIL WILL GRANT PLANNING
PERMISSION FOR THE EXTENSION OF NON-
RESIDENTIAL BUILDINGS IN THE GREEN BELT,
PROVIDED:

@) THE EXISTING DEVELOPMENT:
(a) HAS EXISTING USE RIGHTS;

DOES NOT HAVE A
SIGNIFICANTLY ADVERSE
IMPACT UPON THE
OPENNESS AND CHARACTER
OF THE GREEN BELT;

(b)

(c) IS IN KEEPING WITH ITS
SURROUNDINGS; AND
(ii) THE PROPOSED EXTENSION:
(a) DEMONSTRABLY
NECESSARY FOR THE
SATISFACTORY
CONTINUATION OR

CONSOLIDATION OF THE
EXISTING USE; AND

WILL NOT RESULT IN A
DISPROPORTIONATE
ADDITION OVER AND
ABOVE THE SIZE OF THE
ORIGINAL BUILDING; AND

(b)

(c) IS OF A FORM, BULK AND
GENERAL DESIGN
APPROPRIATE TO ITS
SURROUNDINGS; AND

WILL NOT EXTEND BEYOND
THE ORIGINAL CURTILAGE
OF THE SITE

(@
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(e) WOULD NOT, TOGETHER
WITH ANY NECESSARY
CONSEQUENTIAL WORKS,
BE LIKELY TO RESULT IN
ANY SIGNIFICANT IMPACT
UPON THE OPENNESS,
CHARACTER OR
APPEARANCE OF THE

GREEN BELT.

Development within the Lee Valley Regional Park

5.54 The provisions of the Lee Valley Regional Park Act
1966 require that different considerations apply to those
parts of the Metropolitan Green Belt covered by the Park.
Moreover the character and appearance of those parts of
the Park within the District are different from other parts
of the District's Green Belt in that some areas are
despoiled or derelict in appearance, although they may
still have nature conservation value. In particular, certain
existing and proposed developments within the Park
would not be appropriate elsewhere in the Green Belt.

POLICY GB10

WITHIN THE AREA OF GREEN BELT WHICH
LIES IN THE LEE VALLEY REGIONAL PARK,
USES WHICH ARE NECESSARY TO ENHANCE
THE FUNCTION AND ENJOYMENT OF THE
PARK FOR ITS USERS WILL BE GRANTED
PLANNING PERMISSION PROVIDED THAT:-
@) THE DEVELOPER SHOWS, TO THE
SATISFACTION OF THE COUNCIL,
THAT THE PROPOSED SITE IS THE
MOST APPROPRIATE ONE FOR
THAT ACTIVITY;
ANY BUILT DEVELOPMENT
ASSOCIATED WITH THE PROVISION
OF RECREATION OR NATURE
CONSERVATION FACILITIES WILL
BE KEPT TO THE MINIMUM
NECESSARY.

(i)

5.55 In order to be acceptable, a proposal must also
comply with other relevant Plan policies, including design
(Policies DBE1 and DBE4, landscaping (Policies LL10
and LL11), car parking (Policy T14) and traffic impact
(Policy T17).

Agricultural Buildings

5.56 Planning permission is needed for all but minor
developments on agricultural holdings of between 0.4 ha.
and 5 ha. For larger units generous permitted
development rights apply and planning permission is only

required for very large buildings (over 465 square metres).

These rights only apply if the parcel
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of land is:-

not less than 1 ha in area;

(a)

(b) included in an agricultural unit of Sha or more;
(c) in use for agriculture;
(d) used for the purpose of a trade or business.

The area of any development on the unit within the past
two years and within a certain distance of the new
proposal must also be taken into account in establishing
whether permitted development rights apply. Full details
of the differing requirements are given in the General
Permitted Development Order 1995.

POLICY GB11

PLANNING PERMISSION WILL BE GRANTED
FOR AGRICULTURAL BUILDINGS PROVIDED
THAT THE PROPOSALS:-

ARE DEMONSTRABLY NECESSARY
FOR THE PURPOSES OF
AGRICULTURE WITHIN THAT UNIT;

@

WOULD NOT BE DETRIMENTAL TO
THE CHARACTER OR APPEARANCE
OF THE LOCALITY OR TO THE
AMENITIES OF NEARBY
RESIDENTS;

(i)

WOULD NOT HAVE AN
UNACCEPTABLE ADVERSE EFFECT
ON HIGHWAY SAFETY OR, WITH
REGARD TO WATER QUALITY AND
SUPPLY, ANY WATERCOURSE IN
THE VICINITY OF THE SITE;

(iii)

WOULD NOT SIGNIFICANTLY
THREATEN ANY SITES OF
IMPORTANCE FOR NATURE
CONSERVATION.

@iv)

5.57 The policy also applies to any excavation or
engineering operations required for agriculture within the
holding but wholly excludes any building, structure or
other works not designed for agricultural purposes.
Proposals which are not dependent upon the agricultural
use of the holding, or which may be dependent upon
agriculture but need not take place on the unit or other
agricultural land, will be refused.

5.58 The General Permitted Development Order also
includes a system of discretionary control over the siting,
design and external appearance of agricultural (and
forestry) buildings, including proposals for extension or
alteration, and for farm and forestry roads and other
engineering operations. This is dealt with in paragraphs
16.22 - 16.24 and Policy LLA4.
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Farm Shops

5.59 Although there is a general presumption against
retailing activities in the rural areas (except where an
essential local service is being provided), there are
instances where farm produce is sold directly to the public
at source. This is perfectly legitimate and acceptable (in
accordance with Policy GB2) in that it develops the
recreational function of the Green Belt and also helps to
diversify the rural economy. These activities are usually
only on a small scale, often relying on passing trade. In a
few cases farm shops have been established. Planning
permission is not required for these outlets where the
goods are produced on the farm or holding.

5.60 However, outlets in the countryside selling produce
grown elsewhere do require planning permission which
will normally be resisted in accordance with Policy GB2.
The following policy will therefore apply.

POLICY GB12

THE COUNCIL WILL PERMIT THE
DEVELOPMENT OF FARM SHOPS PROVIDED
THAT:-

THE GOODS SOLD ARE
REASONABLY LIMITED TO THOSE
PRODUCED ON THE FARM OR
HOLDING;

(0]

THE SCALE OF THE PROPOSED
DEVELOPMENT IS IN ACCORDANCE
WITH (i) ABOVE;

(i)

(iii) THE SCALE, LOCATION AND
DESIGN OF ANY NEW BUILDING IS
IN KEEPING WITH THE
CHARACTER OF THE

SURROUNDING AREA; AND

THE NATURE OF THE
UNDERTAKING IS UNLIKELY TO
EITHER CREATE A ROAD SAFETY
HAZARD OR RESULT IN THE
TRAFFIC CAPACITY OF ANY ROAD
OR LANE BEING EXCEEDED.

(iv)

5.61 In implementing this policy, the Council will be
likely to look more favourably upon the conversion of
existing buildings rather than the construction of new ones
(provided this is unlikely to result in subsequent pressure
for a replacement building).

Housing
(i) Subdivision

5.62 The Council is anxious to prevent the
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establishment of further dwellings in the Green Belt
where this would be detrimental to the character and
appearance of the countryside. It is, however, also keen to
ensure that existing buildings are utilised to the full,
provided any consequences of this are acceptable.

POLICY GB13

THE COUNCIL MAY PERMIT THE SUBDIVISION
OF EXISTING LARGE HOUSES IN THE GREEN
BELT INTO TWO OR MORE DWELLINGS. IN SO
DOING THE COUNCIL MAY TAKE INTO
ACCOUNT:-

THE SUITABILITY OF THE
PROPOSED NEW UNITS AND THEIR
CURTILAGES IN TERMS OF LIVING
SPACE, GARDEN SPACE, PRIVACY,
ACCESS, CAR PARKING, AND
OTHER RESIDENTIAL AMENITIES;

@

THE DESIRABILITY OF
PRESERVING A BUILDING OF
HISTORIC OR ARCHITECTURAL
INTEREST WHICH IS OTHERWISE
SHOWN TO FACE IMMINENT
DERELICTION OR DEMOLITION;

(i)

WHETHER THE APPEARANCE OF
THE COUNTRYSIDE WOULD BE
IMPAIRED; AND

(iii)

@iv) ACCESSIBILITY TO EMPLOYMENT,
SCHOOLS, SHOPS, COMMUNITY
SERVICES AND PUBLIC

TRANSPORT.

THE COUNCIL WILL REMOVE CERTAIN
PERMITTED DEVELOPMENT RIGHTS FROM
THE RESULTING DWELLINGS.

5.63 The subdivision of existing large houses may,
therefore, be countenanced but the Council will remove
certain permitted development rights from the resulting
dwellings, so as to inhibit further residential development
in the Green Belt.

5.64 There can be no presumption in favour of sub-
divisions but the appropriateness of the development will
be assessed against the criteria set out in the policy.

5.65 In considering the suitability of the existing building
and its curtilage it will be necessary for any proposals to
satisfy all other relevant policies of the Plan including
those relating to amenity space (policy DBES), car
parking (policy T14) etc.
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(ii) Residential extensions

5.66 PPG2 specifies that limited extensions to existing
dwellings are not inappropriate in the Green Belt provided
that they do "not result in disproportionate additions over
and above the size of the original building."

5.67 The Structure Plan introduced the concept of
"reasonable extensions to existing dwellings" but did not
define "reasonable". The concept is considered to be
acceptable to the Council since built development will
already exist and the additional impact of an extension
might be minimal.

5.68 Nevertheless, since it is only in very special
circumstances that new dwellings can be built in the
Green Belt, it would be illogical to allow unlimited
extensions which have scarcely less visual impact than
new dwellings or result in premises which might later be
proposed for subdivision. There is a need, then, to restrict
extensions to those of a reasonable size, whether attached
to or detached from the existing properties.

5.69 Extensions will only be approved if the Council is
satisfied that the existing living space is inadequate by
contemporary standards and that there is no conflict with
other Green Belt objectives or creation of an undesirable
precedent. The appearance of the countryside must not be
impaired. The Council will, therefore, attach particular
importance to the scale, size and design of proposed
extensions to dwellings. Extensions which are out of
scale with the existing dwelling, or where the appearance
of the countryside is not being safeguarded, will be
resisted and the full lawful extent of the premises
(including the open space incidental to the enjoyment of
the dwelling) will be regarded as part of the countryside.
It is important that the Green Belt should be kept free of
new building generally and reasonableness will not solely
be determined in relation to visual impact.

POLICY GB14

WITHIN THE GREEN BELT, LIMITED
EXTENSIONS TO EXISTING DWELLINGS MAY
BE PERMITTED WHERE:-

THE OPEN CHARACTER AND
APPEARANCE OF THE GREEN BELT
WILL NOT BE IMPAIRED; AND

(0]

THEY WILL NOT RESULT IN
DISPROPORTIONATE ADDITIONS
OVER AND ABOVE THE SIZE OF THE
ORIGINAL BUILDING; AND

(i)

THE CHARACTER AND
APPEARANCE

(iii)
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OF THE BUILDINGS IN THEIR
SETTINGS WILL BE ENHANCED OR
NOT UNDULY HARMED; AND

THE EXTENSIONS ARE
REASONABLY NECESSARY IN
ORDER TO PROVIDE
CONTEMPORARY LIVING
STANDARDS.

@iv)

5.70 In considering the impact and reasonableness of an
extension the Council will have regard to:

(a) its appearance when viewed from the
surrounding rural area. The impact is likely
to be proportionately less when the dwelling
is within a built-up enclave or when
additional floorspace is largely contained
within the existing roof space of the
dwelling, or when the existing dwelling is
very large (over 500 sq.m) and the extension
does not result in a spread of building into
the countryside;

(b) the size of the existing house in relation to
the character of the plot and its proximity to
its boundaries;

the cumulative effect of similar extensions
and the likelihood of an undesirable
precedent being set;

the impact of the development upon the rural
character; and

(d)

the need to retain a range of small
accommodation and rural housing consistent
with the character of the Green Belt as a
whole and affordable to as many of the
residents of the District as possible.

(e)

5.71 Reasonableness of need will be judged in terms of
the adequacy of the internal living space for a residential
unit rather than the requirements of a particular existing or
prospective occupier. More specifically the Council:-

(a) will be inclined to look favourably upon
extensions the main aim of which is to
rectify an unsatisfactory layout of rooms
(e.g. where one bedroom is only accessible
through another one), or remedying a lack of
basic amenities, especially in small
dwellings;
considers that it would be appropriate to
permit additions which have a direct
relevance to contemporary living standards,
e.g. improved kitchen and bathroom
facilities, or the provision of a conservatory.
A single room extension, particularly at

(b)
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ground floor level, may also be acceptable
where criteria (i) and (ii) of policy GB14 are
satisfied;

will take account of the extent to which the
property has been extended already (whether
by permitted development or otherwise);

(©

(d) will take account of any existing building
being removed from the site, or if the
extension will rectify a particularly
unattractive feature of the existing dwelling;
(e) will give special consideration to extensions
to dwellings of those agricultural workers
whose continuing occupation of the dwelling
is essential to the operation of a bona fide
agricultural unit, but would not result in a
dwelling of a size inappropriate to the
agricultural housing stock, and where
criteria (i) and (ii) of policy GB14 are
satisfied; and

63} considers that personal circumstances,
including the need for a "granny annex", will
only rarely outweigh general planning
considerations, but may tip the balance in an
otherwise finely balanced case.

5.72 Detached outbuildings such as garages (where it is
necessary to apply for planning permission) will be
treated on their merits but particular importance will be
attached to their design, size and prominence in the
countryside, and to the number of outbuildings on a site.

5.73 Where extensions which are likely to gain approval
would be screened by trees or bushes on the site, planning
conditions are likely to be imposed requiring the retention
of the screening.

5.74 There is a presumption against extensions to, or the
refurbishment of:-

- dwellings that are not in permanent
residential use (subject to other policies of
the Local Plan);

- temporary buildings; and
- dwellings nearing the end of their lives on

sites where replacement would be
inappropriate.
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(iii) Replacement dwellings
POLICY GB15

THE REPLACEMENT OF EXISTING
PERMANENT DWELLINGS IN THE GREEN
BELT, ON A ONE FOR ONE BASIS, MAY BE
PERMITTED WHERE THE NEW DWELLING
WILL:-

@) NOT BE MATERIALLY LARGER
THAN THAT WHICH IT WOULD
REPLACE; AND

(ii) ENHANCE THE APPEARANCE OF
THE COUNTRYSIDE; AND

(iii) NOT CONSTITUTE AN ISOLATED OR

SPORADIC DEVELOPMENT UNLESS
A REPLACEMENT DWELLING
WOULD SIGNIFICANTLY ENHANCE
THE APPEARANCE OF THE
COUNTRYSIDE.

5.75 Proposals for enlarged dwellings will be viewed in
the same way as extensions within the Green Belt (see
policy GB14). Where the existing dwelling has been
extended, permitted development rights on the new
dwelling may be removed to prevent further extensions.

5.76 Isolated dwellings are those which may be regarded
as being totally unrelated, in visual terms, to any group of
dwellings.

5.77 Where a replacement dwelling would be capable of
occupation independently of the existing dwelling,
planning permission will be conditional upon the
demolition of the existing dwelling upon completion of its
replacement.

5.78 In order to be acceptable, development proposals
should also comply with the policies relating to design
and location (DBE1 and DBE4), landscape (LL2 )and
landscaping (LL10 and LL11) and car parking (T14).
This policy is also subject to compliance with Policy RST
9 which relates to the chalet estates at Carthagena and
Riverside.

(iv) Affordable Housing

5.79 The lack of housing which is "affordable" to rent or
buy, may often result in villagers (particularly those
starting new households) being obliged to move away in
search of accommodation and work. This has a severe
effect upon the community with those who are able to
afford the housing available on the open market often
being from elsewhere.
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5.80 The Government has, however, recognised the need
for affordable rural housing. PPG3 points out that Green
Belts are not typical of the generality of rural areas
intended for affordable housing, but it acknowledges that
special circumstances may arise. It therefore concludes
that it is for local planning authorities to judge whether
affordable housing, to meet local community needs, is
appropriate in such areas. PPG2 acknowledges that
limited affordable housing for local community needs
may be appropriate in the Green Belt.

POLICY GB16

PLANNING PERMISSION MAY BE GRANTED
FOR SMALL-SCALE "AFFORDABLE" HOUSING
SCHEMES WITHIN THE SMALLER
SETTLEMENTS, AS AN EXCEPTION TO THE
NORMAL POLICY OF RESTRAINT, WHERE THE
COUNCIL IS SATISFIED THAT:-

THERE IS A DEMONSTRABLE
SOCIAL OR ECONOMIC NEED FOR
THE ACCOMMODATION IN THE
LOCALITY WHICH CANNOT BE MET
IN ANY OTHER WAY AND WHICH
CAN REASONABLY BE EXPECTED
TO PERSIST IN THE LONG TERM.
AN APPLICATION WOULD BE
EXPECTED TO BE SUPPORTED BY
THE LOCAL PARISH COUNCIL AND
A PROPER APPRAISAL OF NEED:;

(0]

THE DEVELOPMENT IS WELL-
RELATED TO THE EXISTING
SETTLEMENT AND THERE IS NO
DETRIMENT TO THE CHARACTER
OF THE VILLAGE OR THE
COUNTRYSIDE, OR TO GREEN BELT
OBJECTIVES. PROPOSALS
INVOLVING EXTENSIONS INTO THE
OPEN COUNTRYSIDE OR THE
CREATION OF RIBBONS OR
ISOLATED POCKETS OF
DEVELOPMENT SHOULD BE
AVOIDED. THERE SHOULD BE NO
SIGNIFICANT GROUNDS FOR
OBJECTION ON HIGHWAYS,
INFRASTRUCTURE OR OTHER
PLANNING GROUNDS; AND

(i)

SUITABLY SECURE
ARRANGEMENTS WILL BE MADE
TO ENSURE THE AVAILABILITY OF
THE ACCOMMODATION, AS BUILT,
FOR INITTIAL AND SUBSEQUENT
LOCAL NEEDS HOUSEHOLDS
WHOSE TOTAL INCOME IS
INSUFFICIENT TO ENABLE THEM
TO AFFORD TO RENT

(iii)
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OR BUY A DWELLING OF A
SUFFICIENT SIZE ON THE OPEN
MARKET.

5.81 Not all settlements are appropriate for an affordable
housing scheme, however. To be suitable they are likely:-

to have a recognisable community which is
distinct and separate from that on the edge of
the metropolitan area; and

to be too small to be capable of offering
sufficient alternative housing to meet local
needs.

5.82 Settlements which could therefore be suitable
include Epping Green, Matching Tye, Matching Green,
Moreton, Sheering, Fyfield, Willingale, Toot Hill, Little
End and Stapleford Abbotts. Those which would not be
appropriate include Lower Nazeing, Theydon Bois,
Chigwell Row, North Weald Bassett, Sewardstone and
Chipping Ongar.

5.83 A scheme will only be acceptable, however, if it can
be proven, to the satisfaction of the Council, that any
would-be occupiers of an affordable housing scheme
actually need to live in the village in question or a
neighbouring village. The policy is not intended to
provide cheap housing in the Green Belt for those who
might happen to live there already and could perhaps live
in a nearby town just as readily. Prospective occupiers
should therefore comprise some or all of the following:

(a) long-established local residents (ie those
who have lived in the village for at least five
of the preceding ten years) requiring
separate accommodation (including new
households);

immediate family dependents of long-
established local residents;

(b)

(©)
(d

former long-established local residents;

households living elsewhere where the main
earner cannot otherwise take up an offer of a
permanent, full-time job in a local service or
continue in such an existing job.

5.84 In accordance with Government guidelines no sites
are identified and, before planning permission is granted,
the Council will need to be satisfied that secure
arrangements will be made to ensure that the dwellings
remain available to the local households in need in
perpetuity. This will be through the involvement of a
Housing Association or Village Trust, covenants, or legal
agreements under Section 106 of the Town and Country
Planning Act 1990 (see
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Policy I1). Satisfactory evidence that the cost of the rent
or rent/mortgage is affordable by the potential occupiers
will also be needed in order for the scheme to be
acceptable.

5.85 It will be necessary to remove "permitted
development" rights in order to ensure that the size and
therefore cost to future occupiers does not become
excessive.

5.86 Whilst the policy is in line with the "enabling" role,
the Council does not countenance the development of
other sites, which would not otherwise receive planning
permission, to cross-subsidise the development of
affordable housing. This is in order to minimise any
incursions into the Green Belt and avoid undesirable
precedents.

5.87 In the application of this policy, favourable
consideration will be given to new dwellings only in the
most exceptional circumstances and there can be no
presumption in favour of development. Any affordable
housing which is provided in this way will be in addition
to the needs identified in the Structure Plan.

5.88 Developments will also be required to comply with
other Plan policies relating to the disabled (Policies H8
and H9), design, location and layout (Policies DBE1 ,
DBE4 and DBES5), landscape (Policies LL2 and LL3),
landscaping (LL10 and LL11) and car parking provision
(T14), although that relating to amenity space (DBES)
may be relaxed.

(v) Agricultural, horticultural and forestry workers'
dwellings

POLICY GB17

THE COUNCIL MAY GRANT PLANNING
PERMISSION FOR A DWELLING FOR AN
AGRICULTURAL, HORTICULTURAL OR
FORESTRY WORKER ONLY WHERE IT IS
COMPLETELY SATISFIED THAT:-

@) THE DWELLING IS ESSENTIAL,
TAKING INTO ACCOUNT THE
NATURE OF THE ENTERPRISE (E.G.
PRESENCE OR OTHERWISE OF
LIVESTOCK), POSSIBLE
REORGANISATION OF THE
EXISTING LABOUR FORCE, THE
POTENTIAL OFFERED BY EXISTING
RESIDENTIAL ACCOMMODATION
ON THE FARM OR HOLDING, AND
THE OUTCOME OF ANY APPROACH
MADE TO THE COUNCIL AS
HOUSING AUTHORITY UNDER THE
RENT (AGRICULTURE) ACT 1976;
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(i) IF (i) IS INCONCLUSIVE, THERE IS
FIRM EVIDENCE OF VIABILITY OF
THE AGRICULTURAL,
HORTICULTURAL OR FORESTRY
ENTERPRISE CONCERNED AT THE
TIME OF THE APPLICATION AND OF
CONTINUED VIABILITY IN THE

LONG TERM;

GENUINE AND SUSTAINED EFFORTS
TO FIND ALTERNATIVE
ACCOMMODATION WITHIN
REASONABLE TRAVELLING
DISTANCE HAVE PROVED
UNSUCCESSFUL (UNLESS THE
ACCOMMODATION IS REQUIRED
TO HOUSE A SPECIALIST WORKER
WHO, BY THE NATURE OF HIS OR
HER JOB, NEEDS TO LIVE ON THE
FARM OR HOLDING);

(iii)

THE FLOOR AREA OF THE LIVING
ACCOMMODATION DOES NOT
EXCEED 150 SQUARE METRES
(MEASURED EXTERNALLY); AND

@iv)

PLANNING PERMISSION FOR SUCH A
PERMANENT DWELLING WILL ONLY BE
GRANTED SUBJECT TO:-

A PLANNING CONDITION TO
ENSURE THAT THE DWELLING
IS OCCUPIED BY A PERSON
EMPLOYED LOCALLY IN
AGRICULTURE, HORTICULTURE
OR FORESTRY. THAT
CONDITION WILL NOT
NORMALLY BE REMOVED ON A
SUBSEQUENT APPLICATION
UNLESS IT IS SHOWN THAT THE
LONG-TERM NEEDS FOR
DWELLINGS FOR
AGRICULTURAL WORKERS,
BOTH ON THE PARTICULAR
FARM OR HOLDING AND IN THE
LOCALITY, NO LONGER
WARRANT ITS RESERVATION
FOR THAT PURPOSE; AND

(@)

(b) THE MAKING, IN APPROPRIATE
CIRCUMSTANCES, OF A LEGAL
AGREEMENT ENSURING THAT

THE DWELLING SHALL NOT BE
SOLD OR LEASED SEPARATELY

FROM THE
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HOLDING.

TEMPORARY DWELLINGS MAY BE
PERMITTED WHILST THE LONG-TERM
VIABILITY OF THE ENTERPRISE IS BEING
ESTABLISHED.

5.89 The Council will require evidence of need (in terms
of the enterprise rather than of the owner or occupier) and
will expect an application to be supported by a technical
and, where appropriate, a financial appraisal from a
suitably qualified agricultural consultant.

5.90 The Council is particularly concerned about the size
of this type of dwelling. This is to ensure that the
dwellings can be kept available to meet the needs of the
types of worker for whom they are intended. Size has a
bearing on cost of construction, the rent or mortgage, the
cost of upkeep, and the future selling price. In practice,
where larger units have been granted permission and
extended and made more luxurious, pressure arises to
remove occupancy conditions because farmworkers,
whose wages/salaries have historically been low, cannot
afford the property. Thus, restricting the size of such
properties has become necessary and reflects the need to
protect the Green Belt and the countryside.

5.91 Agricultural workers' dwellings will retain permitted
development rights. These provide scope for limited
extension without the need for planning permission.
Beyond that, any application for permission for an
extension will be assessed with regard to both the
considerations set out in para 5.69 above and Policy GB14
relating to residential extensions in the Green Belt.

5.92 The Council will not consider sympathetically an
application for a dwelling for an agricultural or
horticultural worker unless it is completely satisfied that
the proposed development is entirely appropriate to the
appearance of the countryside and the character of the
Green Belt. The potential aggregated effect of previous
permissions and similar proposals will be taken into
account.

5.93 There is a presumption against proposals for a
dwelling where a holding has been sold off without its
previously associated dwelling, unless special
circumstances exist.

5.94 In order to be acceptable, development proposals
should also comply with the policies relating to design
and location (DBE1 and DBE4), landscape (LL2),
landscaping (LL10 and LL11), car parking (T14) and road
safety and traffic generation ( Policy T17).

5.95 Planning permission for a permanent dwelling
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will be given only if an agreement is made, under Section
106 of the Town and Country Planning Act 1990 (see
Policy I1),with the effect that the proposed dwelling
cannot be sold separately from or severed from its
associated holdings, and will always be subject to the
following condition:-

"The occupation of the dwelling shall be limited to a
person solely or mainly employed, or last employed, in
the locality in agriculture as defined in Section 336 (1) of
the Town and Country Planning Act 1990, or in forestry,
or a dependant of such a person residing with him/or her,
or a widow or widower of such a person".

5.96 In considering an application for the removal of
such a condition the Council will have regard to:-

the current demand for houses for farmers or
farmworkers in the locality;

whether there are any vacant agricultural
dwellings in the neighbourhood;

whether there have been recent applications
by agricultural workers for council houses;

details of efforts to dispose of the dwelling
subject to the occupancy condition,e.g.
whether it has been advertised, how
frequently and for how long;

what the asking price or rent was, and
whether this reflected the reduction in value
arising from the occupancy condition; and

whether there have been other recent
applications nearby for agricultural
dwellings.

5.97 The removal of an agricultural occupancy condition
is not justified merely because the siting of a dwelling
adjacent to a village envelope leads to its subsequent
inclusion within the village envelope (and exclusion from
the Green Belt). The special circumstances which have
allowed the effective extension of the village into the
Green Belt must still be acknowledged.

5.98 Any granting of planning permission may also be
subject to a condition requiring the dwelling to be
completed to the level of the roof timbers within two
years. This is to ensure that implementation reflects an
immediate need for the new dwelling and thus satisfies
criterion (i) of the policy.

5.99 Only in exceptional circumstances is temporary
caravan or mobile home accommodation likely to be
acceptable. Where this is expected to lead in due course
to an application for a permanent dwelling (e.g.



EPPING FOREST DISTRICT ADOPTED LOCAL PLAN: JANUARY 1998

where long-term viability of an agricultural enterprise is
maintained), the Council will not permit the temporary
accommodation if permission would not subsequently be
given for a permanent dwelling. Permission for
temporary accommodation will be granted for a limited
period only, which will not normally be extended, and
will be conditional upon restricted occupancy.

The former Radio Station site at North Weald Bassett

5.100 This site was used for radio transmission from the
1920s to the mid 1980s. Despite the station buildings
(which remain) and the masts (which have been removed)
the area retained its rural character by staying mainly in
agricultural use. The site is also important for walking
and riding and its network of definitive and informal
rights of way is an amenity greatly valued by the local
community.

5.101 The Local Plan for Epping and Ongar proposed
part of the site as a public golf course. This was on the
basis of there being no public golf course in the District at
the time, the central location of the site within the District,
and its topography. The Council subsequently endorsed a
leisure, recreation and tourism strategy for the
Epping/North Weald Bassett/Chipping Ongar area (see
para 12.107). A 'leisure corridor' was proposed between
Epping and Chipping Ongar with the radio station site
being seen as suitable for an informal 'country park’. In
essence, this meant promoting public access and
enjoyment rather than the more formal designation of
such a substantial site. A 'pay-and-play' golf course, a
picnic area with interpretation at the Redoubt, and an
extended network of footpaths and bridleways, were seen
as the main elements. The golf course would be a self
financing commercial venture.

5.102 The site forms the northern half of Ongar Great
Park, which is believed to be the earliest recorded Deer
Park in this country (references date from 1045). The best
surviving feature of the Park is its boundary, which is still
recognisable as a hedge. The Park has now been
designated an "Ancient Landscape" (see paras 6.11 and
6.12).

5.103 The Council is anxious to seize the opportunity
which the site offers. It is therefore looking for a
comprehensive scheme for the whole in preference to
piecemeal proposals. In furtherance of its strategy for the
area the Council is looking to achieve:-

- a substantial recreational element (including
a country park);

- either the retention of the bowling club or its
replacement (either on-site or
elsewhere);and
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- the dedication of an appropriate amount of
suitably-located land for the village hall.

The Council's strategy for the area is to enhance the
amenity of the local environment through realising
opportunities for improvement but also to protect the
Green Belt from development which is undesirable. The
strategy set out below represents what is considered to be
important for the future interest of the area.

5.104 Following the Council's refusal to grant planning
permission for a redevelopment scheme comprising a
hotel, business park, residential hamlet and golf courses, a
Public Inquiry was held in 1992. In determining the
outcome the Secretary of State for the Environment
concluded that:-

Green Belt objectives were of paramount importance and
were sufficient grounds to reject the hotel, business park
and hamlet;
1) the setting of Essex Redoubt (a Scheduled
Ancient Monument) and the various Listed
Buildings at Ongar Park Hall had to be
protected. Demolition of the radio station
buildings was therefore favoured. This also
meant that the development of a private golf
course, in addition to the public course
proposed in the Epping and Ongar Local
Plan, was considered unacceptable because
it would extinguish agricultural use of the
site. This, in turn, would make Ongar Park
Farm redundant, resulting in pressure for
loss or conversion of buildings, with
consequential detrimental effects for the
setting of the Listed Buildings; and
(i1) the 'pleasant rural ambience' of the area was
specifically recognised and it was
acknowledged that the appearance of the
countryside would be improved by the
clearance of the radio station buildings,
several of which are in close proximity to
the Essex Redoubt and considered to be
detrimental to its setting.

5.105 The Council looks to secure the clearance of the
buildings and would be prepared to consider limited
replacement development (on an equal
footprint/comparable curtilage basis) on part of the site
immediately east of Station Road as part of a modest
'package’ of Green Belt benefits. The character and
dispersal of the proposed redevelopment will need to be
considered as well at its footprint, as the curtilage area
may be unacceptable if it results in a greater adverse
impact on the character of the Green Belt than the current
development. The proposed development will need to
have regard to the amenity of existing
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residents and the surrounding landscape as well as its
impact on Green Belt objectives. That part of the site on
which built development is permitted will subsequently be
taken out of the Green Belt when the appropriate
opportunity arises. A consequence of this is that an area
of land behind the Kings Head PH will be deleted from
the Green Belt should redevelopment take place. This
will, however, strengthen the need to retain open space
and the Green Belt boundary on land west of Station Road
and to protect the "green wedge" leading from the station
into the village. Green Belt benefits will be in the form of
providing new statutory 