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1 INTRODUCTION 
1.1 This hearing statement has been prepared in relation to Matter 4: “The Spatial Strategy / 

Distribution of Development”, which forms part of the examination of the Submission Version of 

the Epping Forest District Local Plan (December 2017) (“SVLP”). 

1.2 The hearing statement has been prepared on behalf of CK Properties Theydon Bois Limited 

(“CK”), who are the owners of the Land East of Central Line / North of Abridge Road (including 

the Old Foresters site), Theydon Bois.  CK made representations upon the consultation draft of 

the Local Plan in December 2016 and upon the SVLP in January 2018 and April 2018.  For the 

avoidance of doubt, this hearing statement is not site specific, but concentrates on Matter 4.  CK 

are due to appear at the examination in relation to other matters and accordingly, further hearing 

statements will be prepared. 

1.3 Matter 4 as identified by the examination Inspector is as follows: 

“The Spatial Strategy / Distribution of Development” 

1.4 This hearing statement focuses on Issue 2 which is as follows: 

“Beyond the Harlow area, is the distribution area in the Plan justified 

having regard to the defined settlement hierarchy?” 

1.5 More specifically, the statement addresses Question 5 under the Issue 2 heading: 

“Is the relatively limited growth at Buckhurst Hill and Theydon Bois as 

Large Villages justified by comparison to that proposed at Nazeing 

and Thornwood as Small Villages?” 

1.6 This statement considers the merits of promoting additional housing development at Theydon 

Bois as to oppose smaller settlements, such as Nazeing and Thornwood to ensure the SVLP is 

sound.  The statement does not deal with the merit of additional growth at Buckhurst Hill. Please 

note that where “NPPF/XXX” is used, this denotes references to paragraphs in the National 

Planning Policy Framework of March 2012 (“NPPF”).   
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2 POLICY BACKGROUND 

Government Policy 

2.1. The SVLP must be assessed against the 2012 NPPF, rather than the current July 2018 version. 

This is in accordance with NPPF214, as the SVLP was submitted for examination prior to 24 

January 2019.   

2.2. At the heart of the NPPF is a presumption in favour of sustainable development (NPPF14).  In 

addition, paragraph 17 of the NPPF confirms the following core principle:  

• “Actively manage patterns of growth to make the most possible use of public transport, 

walking and cycling, and focus significant development in locations which are or can be 

made sustainable.” 

2.3. NPPF152 advises that for plan making, “significant adverse impacts” on the dimensions of 

sustainable development (economic, social and environmental) “should be avoided, and 

wherever possible, alternative options which reduce or eliminate such impacts should be 

pursued”.  

2.4. Further, the SVLP must be found “sound” (NPPF182). The test for “soundness” includes that the 

SVLP should be “consistent with national policy” (i.e. the NPPF) and represents the “most 

appropriate strategy”. 

Epping Forest District Local Plan – Consultation Draft (October 2016) (“Consultation 

Draft”) 

2.5. The Consultation Draft recognised the need to make provision for housing in accordance with 

the strategic housing market assessment (“SHMA”).  Based on the SHMA and housing 

projections, the Consultation Draft made provision for 11,400 new homes which clearly requires 

the release of Green Belt land.  Nevertheless, the objective of the Consultation Draft was to bring 

forward new homes in the most sustainable locations (see paragraph 3.26) and to provide for 

greater intensity development at places with good accessibility (see Policy SP4). 

2.6. The Spatial Development Strategy is contained in Policy SP2.  This policy is contained in full 

within Appendix 1 to this statement as are other relevant extracts from the Consultation Draft, 

but relevant figures for the distribution of new homes are as follows: 

• Nazeing 220 

• Theydon Bois 360 

• Thornwood 130 

2.7. Section 5 of the Consultation Draft sets out the visions and policies for settlements.  This is based 

on a settlement hierarchy, as set out in Figure 5.1.  Theydon Bois is categorised as a Large 

Village and for example, Nazeing and Thornwood are classified as Small Villages. These 

settlements in Figure 5.1 are defined as follows by reference to the Settlement Hierarchy 

Technical Paper of September 2015 (“SHTP”): 

• Large Village: “A settlement that is smaller than a town, containing moderate facilities 
including reasonable public transport access. Can meet most local demands for 
“everyday” services”.  



 

JLN0243  |  Hearing Statement  |  Final  |  24 January 2019 

www.rpsgroup.com Page 3 

 

• Small Village: “Smaller than a larger village, but larger than a hamlet. Few facilities and 
limited public transport access.” 

2.8. The Consultation Draft subsequently makes specific housing and employment allocations within 

the identified settlements. 

Submission Version of Epping Forest District Local Plan (December 2017) (SVLP) 

2.9. In terms of key objectives and the total housing figure, the submission draft is similar to the 

Consultation Draft.  For example, the SVLP continues to state that the provision of new homes 

should be met in the most sustainable locations (see paragraph 2.27).  The SVLP also aims to 

provide “a minimum” of 11,400 new homes, albeit the total number of housing allocations in the 

SVLP are reduced.  Comparison of the two versions of Policy SP2 reveals that the total of housing 

allocations in the settlements has been reduced by 1,474 homes. 

2.10. Most significantly, the distribution of new homes, i.e. the spatial development strategy, has been 

altered significantly.  The SVLP version of Policy SP2 and other relevant extracts of the SVLP 

are set out in Appendix 2 to this statement.  The relevant figures for the distribution of new 

homes in Policy SP2 are set out below: 

• Nazeing 122 

• Theydon Bois 57 

• Thornwood 172 

2.11. The changes compared to the Consultation Draft are as follows: 

• Nazeing -98 

• Theydon Bois -303 

• Thornwood +42 

2.12. Significantly, Theydon Bois experiences by far the largest percentage decrease of any settlement 

in the district.  The new housing figure represents 16% of the previous figure. 

2.13. The large reduction in housing provision in Theydon Bois is notwithstanding the fact it maintains 

its status as a Large Village, as set out in Table 5.1 of the Consultation Draft.  Likewise, Nazeing, 

Roydon and Thornwood remain as Small Villages.  By way of comparison, Epping, Loughton and 

Chigwell have had their total housing allocations reduced, by a proportionately smaller figure.  

Their new figures are now 79%, 85% and 87% of the housing allocations in the Consultation 

Draft respectively. 
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3 SETTLEMENTS 

Theydon Bois 

3.1 As explained previously, the SVLP designates Theydon Bois as a Large Village.  The SVLP has 

prepared “visions and policies” for all settlements categorised as a town or a large village, as 

they represent the largest settlements within the district.  In light of the District’s pressing need 

for more housing, it is sensible to consider the potential of town and large villages to 

accommodate an increase in housing, instead of small villages acknowledged in the SHTP to 

have “Few facilities and limited public transport access”.  Indeed, it would be illogical not to do 

so. 

3.2 Theydon Bois is an obvious candidate to accommodate further increase in housing, 

predominantly because of its sustainability transport links and close proximity to London 

Underground Central Line.  The Theydon Bois Underground station means that the village has 

direct and quick links into Central London (35 minutes to Liverpool Street).  Furthermore, 

Theydon Bois has a local bus service linking it with Loughton, Epping and Harlow.  Accordingly, 

the village is highly sustainable, with regard to the public transport network.  Its sustainable 

location means that by accommodating an increase in housing, it is able to meet the objectives 

of both the NPPF and the SVLP. 

3.3 In addition to the Central Line Underground Station, Theydon Bois also benefits from the 

following further supporting its preference and suitability for increased housing growth: 

A. Parade of shops and services on Coppice Row / Forest Road – including Tesco Express 

and 23 unit shops / restaurants. 

B. Two public houses (The Bull and Queen Victoria). 

C. Theydon Bois Primary School 

D. Theydon Bois Village Hall (including nursery) 

E. St Mary’s Church Hall 

F. Childrens’ play area 

G. Dental surgery 

3.4 As explained in both versions of the Local Plan: 

“The settlement benefits from an attractive parade of shops offering 

local convenience retail, whilst a station on the London Underground 

network provides a direct link with London” 

3.5 For information, as of 2011, Theydon Bois had a population of 4,062. 

Nazeing 

3.6 Nazeing is described in the Local Plan as a Small Village, but is allocated to provide for 122 new 

homes - almost double that in Theydon Bois.  Within the parish of Nazeing are the separate 

settlements of Upper Nazeing, Middle Nazeing and Lower Nazeing. 
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3.7 The facilities of Nazeing are limited to a small parade of shops (Nazeingberry Parade), a primary 

school and a health centre.  It is known there were plans for a community hall but was abandoned 

in 2013 due to escalating costs. 

3.8 Nazeing is very much rural in character and supports and agricultural and economic base, 

dominated by the glasshouse industry. 

3.9 As at 2011, the parish of Nazeing had a population of 3,874.   

Thornwood 

3.10 Thornwood is designated in the Local Plan as a Small Village.  However, the Local Plan seeks 

to make provision 172 new homes, treble the Theydon Bois allocation. 

3.11 Thornwood has very little in terms of community facilities.  These being restricted to a local shop 

within two petrol filling stations, a kitchen shop and a village hall.  Its population is under 1,000 

people.  It is clear that Thornwood is reliant on other settlements for its facilities and every day 

services. 

Settlement Hierarchy Technical Paper (SHTP) 

3.12 As explained in the previous section, the purpose of the SHTP was to inform the preparation of 

the Local Plan and distribution of growth.  Relevant extracts of this document are provided as 

Appendix 3. 

3.13 The SHTP explains that the settlement hierarchy is determined by identifying the range of 

services and facilities available within each place (see paragraph 3.21).  Accordingly, it adopts a 

scoring system for each settlement.  The relevant tables are contained on pages 20, 21 and 22 

of the document.  The total scores (see page 23) for the relevant centres are as follows: 

Nazeing – 10 

Theydon Bois – 17 

Thornwood – 8 

3.14 It is clear from the above and indeed from the document as a whole that the range of services 

and facilities in Theydon Bois is far superior to those in either Nazeing or Thornwood.  Indeed, 

Theydon Bois scores higher than both North Weald and Roydon, both of whom have higher 

housing allocations. 

3.15 Usefully, contained in the document are individual settlement profiles, including those for 

Nazeing, Theydon Bois and Thornwood, which are also included in Appendix 3.  These profiles 

confirm the descriptions in this section of the statement. 

Technical Assessment Testing 

3.16 Following publication of the SVLP, the Council issued Appendix B of the Site Selection Report in 

March 2018,  produced by Arup’s.  Appendix B has been the subject of separate representations, 

which are not repeated in this statement. 

3.17 Appendix B contains 21 individual components.  Appendix B1.6.5 contains “Technical 

Assessment Testing”.  Relevant extracts of this part of the document are provided as Appendix 

4 to this statement. 
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3.18 Appendix B1.6.5 explains three strategic technical assessments, which were undertaken by the 

District Council in September 2017, to consider the implications of the District wide distribution 

of housing, employment and infrastructure needs.  The purpose of the assessment was to “test 

a range of variant options” in order to inform final site selection. 

3.19 The three assessments were labelled Technical Assessments A, B and C.  Each assessment 

was tested through the Sustainability Appraisal. Technical Assessment A assumed high growth 

in Theydon Bois, based on 354 additional dwellings (as compared to 360 additional dwellings in 

the Consultation Draft).  Technical Assessments B and C assumed lower levels of growth in 

Theydon Bois, in both cases adopting 90 additional units. 

3.20 As is clear from this appendix, the Technical A Assessment (high growth of 354 dwellings in 

Theydon Bois) had very clear advantages and scored more favourably as opposed to other 

options (i.e. Technical Assessments B and C which considered significantly lower growth in 

Theydon Bois), and especially in terms of sustainability, as is clear from the following extracts, 

all of which are on page 1066 of the document: 

“In respect of Transport there is existing congestion in the south of 

the District and focusing development there could exacerbate 

this…Alternative A proposes the greatest level of growth along the 

London Underground Central Line, so performs better against 

Transport than the other alternatives. 

 

Following on from the findings of the transport assessment, the 

appraisal found that Alternative A performs slightly better against 

climate change as it is more likely to reduce the need to travel and the 

need of the private vehicle so would minimise traffic related emissions 

to air. 

 

Overall, Alternative A was rated against three topics as the most 

sustainable option – they were Climate Change and Transport with 

positive effects and Land and Waste with the least negative effects of 

the three scenarios…” 

3.21 Technical Assessment A also scored equal to Technical Assessment B (which assumed the 

same lower levels of growth in Theydon Bois as Technical Assessment C of 90 units) in terms of 

Biodiversity and Green Infrastructure, and also in relation to Landscape against both Technical 

Assessment B and C.  

3.22 It is clear that based on the independent studies undertaken by Arup and the Council’s own 

evidence, that this Technical Assessment Testing only supports the position for increased growth 

in Theydon Bois, consistent with that in the Consultation Draft. 
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4 OTHER MATTERS 
4.1 It is argued by the Council that the reduction in the Theydon Bois allocation is principally as a 

result of the representation made by the Conservators of Epping Forest (“Conservators”). 

4.2 The Conservators raised concerns about the prospect of an increase in housing across Epping 

Forest district and the release of Green Belt sites, for example at Theydon Bois and Epping.  

However, the Conservators are not expressly resisting specific new housing allocations.  Rather 

they are suggesting suitable alternative natural green space (SANG) will be required, so as to 

accommodate an increase in population in the settlement. 

4.3 Points raised by the Conservators are addressed in previous representations made by CK.  As 

is demonstrated in the other parts of the country, for example in the area of Thames Basin Heath 

Special Protection Area, the requirement for SANG is not a justifiable reason to prevent the 

provision of new housing. However, in any event, it will be possible to accommodate SANG on 

sites on the edge or close to Theydon Bois.  Such sites can be contained within housing 

allocations or in other suitable locations and therefore this should not be a barrier to increased 

growth in Theydon Bois.   
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5 SUMMARY AND CONCLUSION 
5.1 Based on the foregoing analysis, it is clear that the distribution of planned development in the 

Plan is unsound, especially in so far as housing allocations in Theydon Bois are disproportionality 

low, especially when compared to smaller settlements. 

5.2 The provision of only 57 additional dwellings in Theydon Bois during the Local Plan period is not 

justified; cannot represent the “most appropriate strategy” (our emphasis); nor comply with the 

principles of sustainable development under NPPF14, and NPPF152 for the following reasons: 

• Theydon Bois is designated as a Large Village 

• Theydon Bois is in a highly sustainable location, being adjacent to the London Underground 

Central Line 

• Theydon Bois has a good range of facilities and services. Notably, Theydon Bois scores 

well (or more favourably) when compared to similar and smaller settlements. 

• The provision of high growth in Theydon Bois is supported by the Council’s own technical 

assessment 

5.3 Accordingly, it is considered that the Spatial Development Strategy and apportionment of housing 

growth within the District should be reassessed, with significantly increased growth attributed to 

Theydon Bois, in order that the SVLP can be made sound. 
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