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INTRODUCTION
1.

This Hearing Statement has been prepared by Andrew Martin – Planning (AM-P) on behalf of Miller
Homes.

2.

Miller Homes controls 249.7 hectares (ha) of land, bounded by Gilden Way / Sheering Road, the M11,
Church Langley and New Hall Farm, to the east of Harlow. Of this 121 ha of land falls within Epping
Forest District to the north of Moor Hall Road and the remaining 128.7 ha within Harlow District to the
south of Moor Hall Road. This land (hereafter referred to as “the site”) is shown on the Site Location
Plan at Appendix A. Essex County Council’s (ECC’s) approved alignment for the new M11 Junction
7A and link road to Gilden Way is also shown on the same plan.

3.

The northern part of the site (allocation ref. SP5.3) is allocated in Policy SP5 of the Epping Forest Local
Plan Submission Version (EB114) for approximately 750 homes, other associated uses and the
potential relocation of the Princess Alexandra Hospital (PAH). The southern part of the site is allocated
in Policy HS3 of the Harlow Local Plan Pre-Submission Document for approximately 2,600 homes and
other associated uses.

4.

This Hearing Statement supplements our client’s formal representations from January 2018 and
considers the Inspector’s Matters, Issues and Questions in relation to Week 2 Matter 4 of the Epping
Forest Local Plan Examination.

MATTER 4 – THE SPATIAL STRATEGY / DISTRIBUTION OF DEVELOPMENT
Issue 1, Question 1 –
How was the amount of housing proposed in the three Garden Town sites allocated in Policy
SP5 determined (3,900 dwellings in total)?
5.

The amount of housing proposed in Policy SP5 is one part of a wider cross-boundary commitment by
Epping Forest District Council (EFDC), Harlow District Council (HDC), East Herts District Council
(EHDC) and Uttlesford District Council (UDC) to meet their objectively assessed housing needs (OAHN).

6.

The West Essex and East Hertfordshire Strategic Housing Market Assessment (SHMA) (2017) (EB407)
confirms at Figure 5 that there is an OAHN for 51,710 dwellings across the four local authorities in the
period 2011 to 2033. The four local authorities also agreed, by way of a Memorandum of
Understanding (MoU) (2017) (EB1202) to meet part of this need (i.e. 16,100 dwellings) in and around
Harlow Town, including land in adjoining districts. This figure was based on the findings of the Harlow
Strategic Site Assessment (HSSA) (2016) (EB1500) which identified sufficient suitable sites in and
around Harlow to accommodate 16,100 dwellings and identified the most suitable option capable of
accommodating those dwellings.

7.

The allocation of 3,900 dwellings at three Garden Town sites (in Epping Forest District) comprises part
of the total 16,100 dwellings planned in and around Harlow as a whole. The other parts comprise:
3,050 dwellings in the Gilston Area (in East Herts District); 2,600 dwellings at East Harlow (in Harlow
District); and, 6,600 dwellings on sites elsewhere within Harlow District.
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8.

Miller Homes supports the proposed quantum and distribution of housing in Policy SP5, which will
provide a major opportunity to address the substantial need for the growth and regeneration of the
Town and enhance Harlow’s sub-regional status as an important centre for employment and services.
Issue 5, Question 2 –
The following allocations include some land within or adjacent to Flood Zones 2/3: SP5.2 (Water
Lane Area); SP5.3 (East of Harlow); NWB.R3 (in North Weald Bassett); NAZE.R1 & R4 (in Nazeing);
and LOU.R11 (in Loughton).
a. Do the above allocations pass the Sequential Test required by paragraph 100 of the NPPF?

9.

Site allocation SP5.3 (East of Harlow) includes 11.3 ha of land within Flood Zones 2/3 – i.e. along the
course of the Pincey Brook, which leads to the River Stort to the west. This is shown on the
Environment Agency’s Flooding Map for Planning, as included at Appendix B.

10.

However, this 11.3 ha equates to just 9.3% of the total land in Miller Homes control within Epping
Forest District. Furthermore, Miller Homes is not proposing any new development within Flood Zones
2/3 on this site. Instead all new development will be accommodated within areas with the lowest
probability of flooding (i.e. Flood Zone 1) – which make up the majority of the allocation.

11.

Paragraph 100 of the National Planning Policy Framework (NPPF) (2012) confirms that “inappropriate
development in areas at risk of flooding should be avoided by directing development away from areas
at highest risk…” and that “Local Plans should apply a sequential, risk-based approach to the location
of development…” Paragraph 101 confirms that the “… aim of the Sequential Test is to steer
development to areas with the lowest probability of flooding.”

12.

Paragraph 7-066 in the Planning Practice Guidance (PPG) identifies dwelling houses as being a “more
vulnerable” use and Table 3 at paragraph 7-067 confirms that more vulnerable uses are “appropriate”
in Flood Zones 1 and 2, with no need to apply the Exception Test.

13.

Given that Miller Homes is not proposing any new development within Flood Zones 2/3 and the PPG
considers new residential-led development to be “appropriate” in Flood Zone 1, site allocation SP5.3
(East of Harlow) passes the Sequential Test and complies with the NPPF.

14.

Further information on the overarching layout, design and delivery of site allocation SP5.3 (East of
Harlow) will be set out in a Strategic Masterplan Document, to be prepared collaboratively between
Miller Homes, EFDC, HDC and others in 2019/20.

15.

In the meantime Miller Homes is working towards preparing an Indicative Master Plan to demonstrate
how development could be accommodated on-site without encroaching on identified environmental
constraints (including Flood Zones 2/3 along the course of the Pincey Brook). Subject to further
discussions with the local authorities, this is likely to be appended to our client’s Hearing Statement
for Week 3 Matter 8 of the Epping Forest Local Plan Examination.
c. Are the above allocations required to pass the Exception Test and, if so, do they?

16.

Table 3 at paragraph 7-067 of the PPG confirms that the Exception Test is only required where “highly
vulnerable” uses are proposed in Flood Zone 2 or “essential infrastructure” or “more vulnerable” uses
are proposed in Flood Zone 3.
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17.

As Miller Homes is not proposing any development which would fall within these categories in Flood
Zones 2 and 3, there should be no requirement for site allocation SP5.3 (East of Harlow) to pass the
Exception Test.

SUMMARY
18.

Miller Homes controls 249.7 ha of land to the east of Harlow. The northern part of the site is allocated
in Policy SP5 of the Epping Forest Local Plan for approximately 750 homes, other associated uses and
the potential relocation of the PAH, while the southern part is allocated in Policy HS3 of the Harlow
Local Plan for approximately 2,600 homes and other associated uses.

19.

Miller Homes made formal representations to the Epping Forest Local Plan in January 2018. This
Hearing Statement supplements those representations and in particular:

20.

•

supports the proposed quantum and distribution of housing in Policy SP5, which will promote
the growth and regeneration of Harlow and enhance its sub-regional status;

•

demonstrates that new residential-led development is “appropriate” in Flood Zone 1 and
therefore that site allocation SP5.3 (East of Harlow) passes the Sequential Test, in accordance
with the NPPF and PPG; and

•

confirms that there should be no requirement for site allocation SP5.3 (East of Harlow) to pass
the Exception Test, as defined the PPG.

Miller Homes also has additional comments to make in respect of the Inspector’s other Matters, Issues
and Questions, which will be set out in separate hearing statements to be submitted in February and
April 2019.
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APPENDIX A – SITE LOCATION PLAN
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APPENDIX B – FLOODING MAP FOR PLANNING
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Flood map for planning
Your reference
East Harlow

Location (easting/northing)
549303/212679

Created
15 Jan 2019 3:17

Your selected location is in flood zone 3, an area with a high
probability of flooding.

This means:

•

you must complete a flood risk assessment for development in this area

•

you should follow the Environment Agency's standing advice for carrying out a flood
risk assessment (see www.gov.uk/guidance/flood-risk-assessment-standing-advice)

Notes
The flood map for planning shows river and sea flooding data only. It doesn’t include other sources
of flooding. It is for use in development planning and flood risk assessments.
This information relates to the selected location and is not specific to any property within it. The
map is updated regularly and is correct at the time of printing.
The Open Government Licence sets out the terms and conditions for using government data.
https://www.nationalarchives.gov.uk/doc/open-government-licence/version/3/
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