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Neighbourhood Planning Meeting 11th December 2017 – Minutes ATTACHMENT A 

  
MINUTES of the NEIGHBOURHOOD PLANNING ADVISORY COMMITTEE MEETING 
Held at Epping Hall, St. Johns Road, Epping on Monday 11th December 2017 at 18.30 hours. 
 
PRESENT: 
 
MEMBERS:   Cllr M Wright (Vice Chairman) 
    Cllr A Church (Town Mayor) 
    Cllr L Burrows 
 
RESIDENT STAKEHOLDERS: John Duffell (Local historian) 
    Tim Valder-Hogg (Resident) 
     
COUNCILLORS ASSISTING: Cllr Mrs C McCredie, Cllr J Whitehouse 
 
COMMUNITY PARTNERS: Margaret Emmens, Charlie Geddes, Linda Goodyear,  

Fiona Martin and Margaret Peppiatt 
 
OFFICER(S):   Beverley Rumsey (Town Clerk) 
    Martin Small (Neighbourhood Planning expert) 
 
In the absence of the Chairman, the meeting was chaired by Vice Chairman, Cllr M Wright. 
 
 
320 APOLOGIES FOR ABSENCE 
 

Apologies were received from: Cllr N Avey (Chairman and Deputy Mayor), Cllr Mrs B 
Scruton, Cllr G Scruton, Barbara Ford and Judith Lunn (Epping Society) 

 
321 CONFIRMATION OF MINUTES 
 

It was RESOLVED that the minutes of the Neighbourhood Plan Advisory Committee 
(NPAC) Meeting held on Thursday 7th September 2017 be signed by the Chairman as a 
true record and adopted by the Council. 

 
322 PRESS RELEASE FROM EPPING FOREST DISTRICT COUNCIL REGARDING THEIR 

REACTION TO GOVERNMENT CONSULTATION ON HOUSING REQUIREMENTS 
 

Neighbourhood Planning Advisory Committee NOTED the press release from Epping 
Forest District Council. 

 
323 LETTER TO STAKEHOLDERS FROM EPPING FOREST DISTRICT COUNCIL 

 
Neighbourhood Planning Advisory Committee NOTED the letter to 
stakeholders from Epping Forest District Council. 

 
324  NEIGHBOURHOOD PLAN - HIGH LEVEL PRINCIPLES & REVISED VISION 
 

Committee NOTED the revised vision and High Level Principles guiding the 
Neighbourhood Plan. 
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325- POSITION SUMMARY FROM MARTIN SMALL, UPDATE ON NEW SITES IDENTIFIED 
328  BY EPPING FOREST DISTRICT COUNCIL, VIEWS FROM RESIDENTS AND RESPONSE 
 

 The Committee CONSIDERED the details of the Epping Forest District Council Pre-
Submission Version of the Local Plan, due to be considered by the EFDC Cabinet.  The 
Committee NOTED that it had been prepared in light of consultation responses (approx. 
3,000) and that comments in relation to the Pre-Submission Version needed to be 
framed under any of the following: whether it is 'sound', does it meet the legal 
requirements for the process and does it meet the duty to co-operate. 
The Committee NOTED that the Plan was set in the context of 

• Co-operation between several local authorities - west Essex and East Herts,  
• the recent Plan for London recognises new homes growth around the outskirts 

of the Capital 
• There are two nationally recognised zones of growth and development in the 

Plan area 
             London Stansted Cambridge Corridor - link to Oxford / Cambridge arc 
             Lee Valley Regional Park - especially for sport, recreation, etc 
             The building of a new Hospital on the North West side of Harlow 

• Improvements to J7a M11 to improve access from Harlow and the area around 
are scheduled in the Essex County Council roads plan and  

• the National Infrastructure Commission is considering proposals for 
improvements to West Anglia Mainline and Crossrail 2 North. 

 
Further, the Committee NOTED the prospect of a standardised housing assessment 
process and that the timetable for the Plan was ACKNOWLEDGED by the committee to 
avoid a potentially higher housing assessment being used which it was estimated would 
raise the level of housing required during the Plan period from 11,400 to 20,000 new 
homes.  In other words, if the Local Plan is not agreed by a certain date in 2018, then 
there would be no protection of land by a legitimate Local Plan sanctioned by the 
Planning Inspectorate which would also result in any ‘sustainable’ developments being 
able to obtaining planning consents within Epping/ Epping Forest.  With regard to 
Epping (town and parish) the Plan shows 
• a 24% reduction in the number of homes – 1,305 reduced from nearly 1,700 
• these new homes are broadly in three locations - town centre, station, and South 

Epping (950 homes) 
• no travellers' sites 
• the town centre is confirmed as one of the district's two main High Streets 
• four sites for employment 
• a masterplan would be prepared for South Epping - to include a local centre, new 

primary school, new roads and a bridge over the railway, noise buffer along the 
M25, open space and strengthening the green belt margins of the site.  The Plan 
omits several sites around Epping shown in the previous draft. 

 
After discussion, the Committee's position for RECOMMENDATION to the Town Council 
was that the Council's response to the Pre-Submission Version should include the 
following: 
(a) the Town Council raises no issues in relation to the Duty to Co-operate or  

the legal compliance of the Plan 
(b)  In relation to the 'soundness' of the Plan, recognises the importance of  
 the key Issues, especially 

• 11,400 homes and 10,000 new jobs 
• review of the green belt and release of some land for development 
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• expansion of Harlow 
• appropriate housing stock 
• new uses and vitality in town centres 
• addressing transport needs and infrastructure 
• managing congestion and commuter parking around stations 

(c)  the High Level Principles adopted as part of the Neighbourhood Plan  
 preparation (see attached) seek amongst others, appropriate levels of  
 growth in the town, that provision of infrastructure is key to the  

acceptability of development, existing problems of parking and congestion need 
to be addressed, and preserving the character of the town is a priority 

(d)  the removal of several sites for residential development shown at the Draft 
stage is welcomed, and the Council emphasises the importance of protecting the 
green belt 

(e)  the proposal at South Epping is recognised as capable of delivering the  
infrastructure (particularly for transport) and the preparation and design of a 
Masterplan would enable local involvement to ensure key concerns are 
addressed 

(f)  the proposed increase in density within South Epping is a matter of  
considerable concern (draft Local Plan Epping Policy P1: B & J,K) development of 
this area would need to reflect the characteristics which make Epping an 
attractive place to live 

(g)  the proposals in the Plan to review car parking requirements (lower levels  
within 400m of a transport hub, with the possibility of 'car-free' developments in 
some places) and relying on 'sustainable transport / self-containment / bus, walk 
and cycling to achieve a modal shift from car-use is unrealistic and inappropriate 
to address the existing concerns over congestion and parking in the town, nor a 
'sound' approach to support new development in the town. It must be 
recognised that although Epping has good train links into London, the transport 
infrastructure travelling East, West or North is very limited or almost non-
existent. Only approximately 26% of Epping’s working population use the  
Central Line to commute to work. The car is still heavily relied upon. The  
proposed policy to promote cycling as opposed to driving is not viable taking 
into account the topography of the area, ie Epping High Street is on a ridge and 
South Epping is considerably lower 

(h)  the presence of the Underground station at Epping is inadequate  
justification for high density development with low car parking provision 
 and little extra road infrastructure in the town, and with little new  
employment proposed in the town, the new residents would travel to  
work - but without improved road connections and traffic management,  
would not be able to travel easily or effectively into other parts of Essex  
or East Hertfordshire, or into the London Stansted Cambridge growth 
corridor 

(i)  the levels of road traffic and congestion makes reliance on walking and  
cycling as proposed by the Plan unrealistic without substantial alterations to 
existing highways such as the introduction of cycle-lanes - which in turn would 
reduce road capacity further, and the topography of Epping and the area 
around makes cycling an unrealistic option for an ageing population or for 
younger people with young families, ie Epping High Street is on a ridge and 
South Epping is considerably lower.  Gradients on the route between the two 
would be 1 in 16 (6.25%) over a distance of 480m exceeding those set out in the 
Sustrans Guidance (see notes below) and would be a real barrier to this form of 
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transport, policies for new development relying on cycling / walking in these 
circumstance lacks soundness. 
 

(j)  it would not be 'sound' to allow new development without suitable connections 
into the existing road network to minimise congestion (taking into account the 
points raised in g, h, and i above), and provision of infrastructure should precede 
new homes, the industry trend is clearly towards cars as a primary source of 
transport in the foreseeable future through the development of electric / 
battery and hybrid fuel systems increasingly incorporating 'driver-less' 
characteristics, to plan new developments in a policy framework which 
anticipates a modal shift away from car transport is contrary to this trend and 
lacks soundness 

 (k) the increased levels of air pollution associated with traffic congestion are well-
documented, it would not be 'sound' to pursue further residential development 
in an area already suffering the problems of traffic congestion with only the 
vaguest policy proposals for a modal shift and reliance on walking/cycling 

 (l)  an approach which improved the prospect for development at South Epping 
with reduced density, better provision of parking and access into the road 
network, but met the overall provision of new homes in Epping could be 
achieved by including the development of the St Margaret's hospital site as a 
brownfield development in the Plan 

(m)  the Council welcomes the recognition of the need for appropriate housing stock 
to meet local needs, the St Margaret's site would offer the possibility of a 
'retirement village' style of development 

 
Note to Para 2.1.i 

 
On the route between the roundabout at the top of Station Road to the junction of 
Brook Road and Bower Hill (adjoining the proposed South Epping site) contains a 
section - from the intersection of Bower Hill with The Orchards to a point on Station 
Road half way between Centre Drive and Hartland Road - where the gradient is 1 in 16 
(6.25%) over a distance of 480m.  

 
Guidance included in the Sustrans Manual produced by Cycling England includes the 
following :  

 
C.09 Gradients: Designers should aim to achieve a maximum gradient of 3% with the 
absolute 
maximum 5% for lengths up to 100m. 

 
Over the whole 1.3km from edge of town centre to edge of South Epping the average 
incline is 1:32 (3%) over a distance of just under 1.3km (40m vertical ascent) however 
the steep section of nearly a half kilometre would render the whole un-achievable to 
most people.   

 
For comparison, the road up Box Hill in Surrey averages 5% and is considered steep 
enough to be including in hill cycling events such as the Sigma Sports Box Hill Original 
Sportive.  

 
Other points: 
Lower density in south Epping to be able to include adequate parking 
Parking provision must be realistic: people drive/have multiple cars 
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Appropriate housing stock/densities 
Types of housing stock needed 
IDP - park & ride to be delivered whilst building on car parks? 
Must consider air quality (pollution) 
Library must be relocated (preservation) 
Sports centre must be relocated in Epping 
 
South Epping: Opportunities to input: 
1) Masterplan – developer forums, Town Council, local community? 
2) Planning applications: input (half a dozen applications) 
DLP: Paras 384, 385, etc 

 
329 THE NEXT STEPS 
 

The committee AGREED with the broad strategy as well as with removal of sites; with 
the masterplan concept to trigger the vital infrastructure.  However, the committee 
AGREED that South Epping too dense and SUGGESTED putting St Margaret’s back in to 
relieve the density pressure on South Epping.  The committee AGREED that as regards 
the masterplan - roads/infrastructure are an absolute priority. 
 

330 DATE OF THE NEXT MEETING 
 

It was RESOLVED that the next evening meeting will be held on Thursday 18th January 
2018 at 19.30 hours in the Conference Room at Epping Hall.   
 
NB date of next meeting to be circulated to Members not present asap after meeting. 

 
The Vice Chairman, Cllr M Wright, closed the meeting at 20.15 hrs. 
 

 
 
 

Signature of Chairman 
 
Date 

 


