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Introduction
We are instructed by Quinn Estates Ltd and Redrow PLC (‘Quinn Estates’ and ‘Redrow’), to produce a
series of Hearing Statements in relation to the 16 Matters and associated Issues and Questions (MIQs).
This Hearing Statement relates to Matter 4: Spatial Strategy / Distribution of Development.
Quinn Estates and Redrow are promoting a site located to the east of North Weald Airfield. Whilst the
site has been promoted throughout the Local Plan process (for example, at Regulation 18 and
Regulation 19 stage), it is not yet proposed to be allocated within the Plan.
There is a current planning application (ref. EPF/1494/18) for the site, summarised below. This is only
site in the North Weald Bassett area which is subject of a current planning application. Quinn Estates
and the landowner have entered into a contract of sale with Redrow (Appendix 1), clear evidence of:
the intent of Redrow to develop the site; that housing delivery could begin within five years; and that
the site is ‘deliverable’ as per the NPPF definition. Given the Government’s recognition of the
importance of deliverability, this is a consideration that should weigh in its favour of this site.
A letter from Alex Stark, the Regional Managing Director at Redrow, provides further evidence to show
that the site is imminently deliverable with completions achievable in 2020 (Appendix 2). Thus it can
be reasonably concluded that this is the only large site that can make a timely and valuable
contribution to the delivery of housing in the early years of the plan period, making a significant
contribution to addressing the inevitable shortfall in the initial years of the Plan period, from which the
Council will find incredibly difficult to recover, particularly given the difficulty in managing a stepped
trajectory which has proved unworkable elsewhere.
Quinn Estates and Redrow have a very strong track record in the successful promotion and delivery of
a wide range of other sites in a wide variety of different settings. For example Quinn Estates is Swale
Borough Council’s partner for the delivery of a major regeneration scheme in Sittingbourne town
centre that will create hundreds of new homes (development that a number of other companies failed
to deliver over a period of more than two decades).
It also has a strong reputation for the delivery of employment floorspace, eg it partnered with Ashford
Borough Council and has now completed an 88,000 sq ft grade ‘A’ office building adjacent to Ashford
International station. This represents the largest speculative office development in Kent in the last
decade and will sustain over 600 new high value jobs. The building is now compete and already 75
per cent occupied. Quinn Estates have also secured planning permission for a comprehensive mixeduse development (including housing and a sports hub) on the edge of Herne Bay in 2015 and this the
only allocated strategic site in Canterbury which is currently being delivered. As is apparent from the
February 2017 Government White Paper Fixing our broken housing market, the Government considers
that a developer’s track record in delivering major schemes is an important consideration.
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Current Planning Application
The current application1 is the culmination of three years’ worth of technical work, thousands of
experts’ hours, and over £1.25m of investment. This places our site at least 1.5 years’ ahead of any
other site in terms of its ability to deliver housing completions and secure inward investment.
Permission is sought for up to 690 dwellings, of which full planning permission is sought for 135
dwellings. It includes a range of non-residential land uses including education, healthcare and sports
facilities which will serve the development and which will be of benefit to the wider community. The
applicant it working with the Council under PPA to address all consultation responses received2. A
considerable level of public support has been registered for the application.
Summary of Council’s Spatial Strategy
The Council has identified a requirement for 11,400 net new homes over the Local Plan period for
Epping Forest District of which ~3,900 will form part of the expansion of Harlow albeit within Epping
Forest District. The remaining EFDC housing requirement will be delivered across the District on a
range of sites.
The Council acknowledges under-delivery in the early years of the Local Plan period (2011 – 2016). To
address this and provide a for a five year supply of housing sites the Council has identified a number
of smaller sites across the District which are less reliant on the provision of strategic infrastructure.
The Council identifies that ‘Garden Communities’ will make a significant contribution to supply but
within the first five years. It argues that seeking to address undersupply within the first five years of
the Plan could result in a significant increase in homes across the District but without necessary
infrastructure and could result in significant impacts on vulnerable environmental designations
including the Epping Forest SAC. Instead, it says that it has adopted a smoother and more realistic
approach in addressing identified undersupply over a longer period (from the beginning of the plan
period the Council has delivered on average just 43% of the annualised target that it is currently
working to as noted in Table 1).
Table 1 – EFDC Housing Delivery since 2011/12 to 2016/17

2011/12
2012/13
2013/14
2014/15
2015/16
2016/17
Total

OAHN
Annualised
Housing Target
518
518
518
518
518
518
3,108

No. Of Housing
Completions
288
89
299
230
267
157
1,330 (average
222 p.a.)

% of “OAHN”
(518 dpa)
56%
17%
58%
44%
52%
30%
43%

Source - Housing Implementation Strategy (December 2017)

Hybrid planning application EPF/1494/18 submitted 30 May 2018.
Further details of consultees’ responses will be provided in a later Hearing Statement in relation to Site Selection on the basis
that we have not, at the time of writing, been scheduled to appear at the North Weald Bassett EiP Session.
1
2
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The Need for Housing
We briefly touch on housing need because that will be one of the greatest factors influencing the
spatial strategy but we will comment on this in greater detail in our Matter 5 Statement, particularly in
relation to the robustness of the Council’s assumptions.
Draft Policy SP2 outlines how the Local Plan will provide a minimum of 11,400 new homes 3, allocated
in accordance with the EFDC’s chosen sequential approach, also set out in draft Policy SP2. Table 2
sets out how EFDC intend to distribute these new homes across the District.
Table 2 – Distribution of new homes under Policy SP2
Settlement
Sites around Harlow
Epping
Loughton
Waltham Abbey
Ongar
Buckhurst Hill
North Weald Bassett
Chigwell
Theydon Bois
Roydon
Nazeing
Thornwood
Coopersale, Fyfield, High Ongar, Lower
Sheering, Sheering and Stapleford Abbots
Rural East
Total

Allocated Housing
~ 3,900
~ 1,305
~ 1,021
~ 858
~ 590
~ 87
~ 1,050
~ 376
~ 57
~ 62
~ 122
~ 172
~ 175
~ 41
~ 9,816

Even following this sequential approach, the Council has failed to identify sufficient land to deliver
11,400 homes.
However, the actual OAHN is higher than this figure. The Strategic Housing Market Assessment
(SHMA, 2017) identifies an objectively-assessed need (‘OAHN’) for 51,700 new homes across East
Hertfordshire, Uttlesford, Harlow and Epping Forest. For EFDC this equates to 12,573 new homes for
the Plan period.
The Council cites environmental, policy and infrastructure constraints as barriers to meeting the full
OAHN4 but there is insufficient evidence to warrant a reduction in housing provision or departure
from Paragraph 11 of the 2018 NPPF.
Issues with EFDC’s Selected Sites
Furthermore, of the identified sites, a number have physical constraints or existing uses which mean
that they are unlikely to come forward for residential development in the short-term. Others are
subject of significant opposition (often on sound planning grounds) as we will now discuss.
Car park sites
Taken together the car parks in Table 2 equate to approximately 577 dwellings or c 5% of the OAHN.

3
4

An annualized target of 518 dwellings
Draft plan, paragraph 2.43
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Table 3 – Proposed Car Park Allocations
Site

Epping
EPP.R3 Epping London Underground Car Park
EPP.R6 Cottis Lane Car park
EPP.R7 Bakers Lane Car Park
Loughton
LOU.R1 Loughton London Underground car park
LOU.R2 Debden London Underground car park
Buckhurst Hill
BUCK.R2 Queens Road car park
Theydon Bois
THYB.R2 Theydon Bois London Underground Station car park
Total number of homes
Total percentage of actual OAHN
(12,573 dwellings over the plan period)
Total percentage of adjusted OAHN agreed in MoU
(11,400 dwellings over the plan period)

Approximate
number of
homes
89
47
31
165
192
41
12
577
4.6%
5%

However, development on these faces a significant amount of public opposition, for example see the
media extracts at Appendix 3. Key issues include:







loss of parking for commuters, shoppers or local workers;
considerable disruption of local businesses;
considerable heavy construction traffic on roads leading to these sites;
taking car parks out of use whilst the sites are developed – this presents a significant threat to the
functioning of high streets, which presents a risk to the livelihoods of small retailers and goes
against the Government’s aspiration to support high streets; and
spill-over of commuter parking to surrounding residential streets.

Photographs of the Epping car parks are at Appendix 4. These were taken on a typical weekday
morning and clearly show that all three car parks are full. The Council has not provided any evidence
to demonstrate that the car parks represent viable development propositions, particularly in light of
the need not to lose necessary car park provision which would be to the detriment of the local
economy and could promote longer, unsustainable commuter car journeys.
Indeed, the 2016 Settlement Capacity Study, prepared by Fregonese Associates provides an analysis of
site capacity and values at Appendix 8, also highlighting the difficulties of re-providing publiclyavailable car parking on-site. Within the study, no account is made of build costs relative to the
assumed Gross Development Value of potential developments.
Furthermore, and if harm to the local economy could be avoided, these sites would make very little, if
any, meaningful contribution to local service provision and infrastructure.
Large Sites
The Council is proposing to a number of larger sites as summarised in Table 4.

Matter 4 / Quinn Estates and Redrow / Page 4

Table 4 – Proposed Large Sites (>1ha)
Site
South Epping Masterplan Area
EPP.R3 Epping London Underground Car Park
EPP.R4 Land at St Johns Road
LOU.R1 Loughton London Underground Car Park
LOU.R2 Debden London Underground Car Park
LOU.R4 Borders Lane Playing Fields
LOU.R9 Land at Former Epping Forest College
LOU.R14 Land at Alderton Hill
Jessel Green Masterplan Area
Waltham Abbey North Masterplan Area
ONG. R3 Land South-West of Fyfield Road
ONG.R4 Land North of Chelmsford Road
ONG.R5 Land at Greensted Road
ONG.R6 Land between Stanford Rivers Road and Brentwood Road
West Ongar Concept Framework Plan Area
CHIG.R4 Land between Froghall Land and Railway Line
CHIG.R5 Land at Chigwell Nurseries
NWB.R1 Land at Bluemans
NWB.R3 Land south of Vicarage Lane
NWB.R5 Land at The Acorns, Chase Farm
ROYD.R2 Land at Kingsmead School
THOR.R1 Land at Tudor House
THOR.R2 Land East of High Road
STAP.R1 Land at Oak Hill Road
Total no. of homes
Total percentage of actual OAHN (12,573 dwellings over the plan
period)
Total percentage of adjusted OAHN agreed in MoU (11,400
dwellings over the plan period)

Approximate number of
homes
950
89
34
165
192
217
111
33
154
612
27
163
107
33
234
105
65
223
728
51
21
124
29
33
4,500
36%
39%

The large sites require a step-change in infrastructure provision and it is unlikely that they will come
forward for development in the short-term; they will not begin delivering homes until much later in
the plan period, and some of these sites will not come forward as anticipated. Whilst the smaller sites
noted above might well yield dwellings sooner, they will not deliver the necessary infrastructure to
support large-scale growth.
Also, there is considerable opposition to a number of the sites listed in Table 4, eg at Jessel Green
where much-valued open space – an important amenity – would be lost.
Other aspects of the Council’s approach to the identification of land for development appear at odds
with the sustainable growth of the District. For example the development of land at Epping Forest
College (Ref. LOU.R9) for housing is questionable when there is also a need for enhanced education
provision associated with population increase; even if the College had no plans to expand itself, the
land could be used for a co-located facility that could share College facilities, making best use of
available land and resources.
Similarly, the Epping Forest District Council Playing Pitch Strategy – Full Analysis (March 2018) identifies
a projected increase in future demand for football across the District. When comparing total supply
and demand for all secured sites until 2033, a deficit of total deficit of -97.5 pitches was identified
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across the District. Despite this, the Borders Lane Playing Fields (Ref. LOU.R4) are proposed to be
allocated for 217 dwellings.
Agricultural Land
Many of the large sites listed in Table 3 are crop-producing, including land allocated within the South
Epping Masterplan Area (‘SEMA’); the photographs at Appendix 5 demonstrate this, clearly showing
that it is crop-producing. The SEMA is also unsuitable for residential development due to the steep
gradient which means that dwellings will overlook the M25 motorway (also shown at Appendix 5).
Notwithstanding such topographical issues, the unjustified choice of crop-producing agricultural land
over non-agricultural land finds no support whatsoever in national policy and, indeed, is an issue of
such magnitude that it could invite aggrieved parties to seek recourse via the courts which would
result in further delay to the progression of this development.
There are alternatives, including the site that Quinn Estates and Redrow are promoting. Whilst this is
not within a settlement, it is clear that the settlements cannot meet the significant need for new
homes. The Quinn Estates / Redrow site is largely made or re-engineered ground and has been
subject of land raising and, as a consequence, therefore will not produce crops again. It is therefore
sequentially-preferable to allocate this site ahead of all others being put forward by the Council at this
stage. It is also bordered by existing built development or land that is otherwise identified for future
development. Whilst it scores less well than other sites in the Council’s Green Belt assessment, we
have highlighted in previous representations why we disagree with that conclusion, not least because
the conclusion is a function of an illogical redefinition of Green Belt parcel boundaries during the
assessment process – a matter that we will ask the Inspector to pay close regard to in our subsequent
submissions. We will ask the Inspector to pay close regard to our clients’ previous representations,
including the detailed and site-specific Green Belt assessment undertaken Amec Foster Wheeler
(Wood) which explains why reliance cannot be placed on the Council’s own Green Belt assessment
work and demonstrates why the land to the south of the A414 can be logically and justifiably released.
Importantly in respect of the release of Green Belt land and the settlement strategy we note that
whilst in the MIQs the Inspector questions whether our client’s site should be seen as an alternative to
land at Vicarage Lane we say it should not – it should be seen as an additional source of delivery that,
together with the proposed Vicarage Lane allocation, will provide the type and scale of facilities that
are needed to ensure that sustainable growth takes place.
Concluding Remarks
No doubt previous under-delivery is due to the absence of identified sites for development in this
highly-constrained District (which is 94% Proportion of Local Authority land area covered by Green
Belt, National Parks, Areas of Outstanding Natural Beauty or Sites of Special Scientific Interest
according to the Government Consultation – Planning for the right homes in the right places housing
need consultation data table published 14 September 2017).
Whilst it is understandable that the Council has taken a sequential approach to the selection of
development sites it is likely significant additional numbers cannot be added to the growth of Harlow
lest the delivery rate be impacted further; there will only be a certain number of dwellings that the
market can deliver in any one year.
It is clear that there are not sufficient opportunities in the urban areas to accommodate growth and
that some of the opportunities that have been identified are being strongly opposed by local
communities.
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The prospect then is that the outward growth of other settlements must be contemplated and
because of the constrained nature of the District this is inevitably going to include Green Belt land.
Given the objectively-assessed need and bearing in mind previous significant under-delivery it has to
be accepted that larger sites will have to deliver the majority and that inevitably there will be no ‘quick
wins’. However, it is now the time for very serious consideration to be given to those sites which are
considered deliverable (meaning that development can be delivered within the next five years).
Why North Weald Park is an Appropriate Location for Development
EFDC acknowledges that there is a problem in delivering housing in the short-term, and that this
could be increased by identifying new deliverable sites and introducing new policies within the Plan.
However, it is stated within the Housing Implementation Strategy Update: Discussion Paper (dated 12
December 2018) that:
“This option would require a significant amount of new evidence and public consultation to be
carried out to justify the quantum and location of any proposed new allocations. This would
significantly delay the Local Plan process, leaving the district without an up-to-date Local Plan
for a longer period, extending the shortfall and delaying the delivery of housing allocations in
the Plan.”
Therefore, the Council considers it to be neither realistic nor appropriate to attempt to increase short
term housing supply through further allocations. We have previously made representations on behalf
of our client relating to the Council’s assessment of the release of the Green Belt, in which we
highlighted that the Council has not adopted a consistent approach in across all sites, particularly with
regard to the changing of the extent of the parcels for assessment.
In the case of North Weald Bassett, the newly-defined green belt boundaries are unlikely to be
permanent in the long-term and capable of enduring beyond the plan period (Paragraph 136 and
Paragraph 139(e) of the NPPF). The plan will need to be reviewed within five years (Paragraph 33 of
the NPPF) and with the inevitable application of an updated (and increased) objectively-assessed need
calculation for the District, the next review will require the release of more green belt land. In this
context, it is not clear why the North Weald Bassett’s proposed northern boundary stops at Vicarage
Lane West, because:
(i)
(ii)

there is existing built development to the north of Vicarage Lane West; and
the A414 forms a clearly-defined and permanent edge (NPPF, paragraph 139 (f)) which allows
for the allocation of the former North Weald Golf course which is eminently deliverable.

Given that land to the north of the existing North Weald Bassett settlement is the preferred direction
of growth in the North Weald Bassett Masterplan and the Council’s sequential assessment, it would be
sensible to make provision for additional long-term growth in this location – including upwards of
1,500 dwellings, as per the Council’s previous preferred strategy for distributing growth and a
sustainable amount of growth for the village.
With regards to the current planning application, Quinn Estates and Redrow have engaged at the early
stages of the planning process and entered into a planning performance agreement with the Council.
The proposed scheme has already been through one Quality Review Panel and a second Panel is
scheduled in the coming months. Revisions are being made to the application scheme masterplan so
that the only uses to the north of the A414 is sports pitches and a large country park. All built
development, including the primary school, will be sited to the south of the A414.
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The current planning application has received a conditional non-objection from North Weald Parish
Council, a very unusual scenario for a scheme of this scale on Green Belt land and, in our opinion,
reflective of local support for the scheme and the package of benefits that would be part and parcel of
this development. Furthermore we note the several hundred letters of public support for the scheme
received throughout the consultation period.
The current planning application can make a timely contribution to immediate housing need and is
preferable to other locations due to issues with EFDC’s allocated sites as discussed above. The site is
an appropriate location for development because:





it is located within close proximity to the existing highways network and existing public transport
services;
it will deliver a significant package of public transport and highways improvements as part of the
proposed development;
it will deliver bespoke new educational and sporting facilities to respond to the local need for such
community facilities and deliver a truly sustainable development; and
it will enable transformational transport infrastructure improvements to be delivered including
strategic improvements to Junction 7 of the M25 and allowances have been made to fund these in
the applicant’s section 106 package.

Montagu Evans LLP
24 January 2019
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Appendix 1

Evidence of Contract
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Appendix 2

Letter from Alex Stark, Redrow

Ms Louise Phillips
c/o Louise St John Howe
Programme Officer
PO Services
PO Box 10965
Sudbury
Suffolk
CO10 3BFY
24th January 2019

Dear Ms Phillips
Delivering new homes and community infrastructure at North Weald Park, land at the
former North Weald Golf Course (Site 19LAD0073)
I write to confirm Redrow’s intention to facilitate the accelerated deliver of new homes at
North Weald Park. In this letter I set out our anticipated build programme and the build
rates which we envisage at this well-located site.
We have a legal contract with the land owners and promoter of this site and a ‘live’ hybrid
application is currently before Epping Forest District Council for determination. We have a
Planning Performance Agreement with the Council and our team is working with Officers
and the Quality Review Panel to ensure that the final masterplan achieves exceptional
standards of place making and delivers a sustainable and successful addition to the built
form of North Weald Bassett.
Subject only to the grant of planning permission, our programme envisages being on site
and constructing the first phase of new homes in Spring 2020. This initial phase of work will
also service the local center, the sports hub and the Primary School site, meaning that
essential non-residential infrastructure can be built-out alongside Redrow’s new market
homes and the 40% affordable houses we are committed to provide. This start date would
enable us to complete new homes before the end of 2020. From 2021, we would anticipate
an annual build-out of at least 75 dwellings because of the site’s excellent location and the
range of homes we are looking to offer. The whole site would therefore be complete and
functioning as a vibrant addition to North Weald Bassett’s community by around 2028.
Redrow and Quinn Estates are being represented at the Hearings by Montagu Evans, and
they will be happy to provide further evidence on request during the course of your
Examination.
Yours sincerely

Alex Stark
Managing Director

Appendix 3

Media / Objections Relating to Car Park Sites

Appendix 4

Photographs of Epping Car Parks

4.1 Epping Station Car Park - Ref. EPP.R3

4.2 Bakers Lane Car Park - Ref. EPP.R7

4.3 Cottis Lane Car Park – Ref. EPP.R6

Appendix 5

Photographs of Agricultural Land

Photograph of the South Epping Masterplan site taken from the M25

www.quinn-estates.com

