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Epping Town Council 2025-2026 Initialled by Chairman:   

MINUTES of the ORDINARY COUNCIL MEETING held in the Conference Room, Epping Hall on 
Tuesday 13th January 2026 at 8pm. 
 
PRESENT: Cllr Janet Whitehouse (Town Mayor & Chair) 
 Cllr C Burgess Cllr L Burrows Cllr C McCredie 

Cllr H Pegrum Cllr G Scruton Cllr H Whitbread 
Cllr Jon Whitehouse Cllr M Wright 

   
OFFICER: Beverley Rumsey (Town Clerk) 
  
 
332 APOLOGIES FOR ABSENCE 

 
Apologies for absence were received from Cllr N Avey, Cllr R Sharif and 
Cllr J Duffell and Cllr Jon Whitehouse for lateness. 
 

333 DECLARATIONS OF INTEREST 
 

There were no declarations of interest. 
 
334 DISPENSATIONS 
 

There were no dispensations. 
 
335 PUBLIC PARTICIPATION - QUESTION TIME 
 

There were no public questions or comments. 
 

336 CONFIRMATION OF COUNCIL MINUTES  
 

It was RESOLVED that the minutes of the Ordinary Council Meeting held on 9th 
December 2025 be signed by the Mayor as a true record and adopted by the Council, 
subject to the following amendment/addition: 
 
Minute 312 from December minutes: 
Cllr G Scruton was present at the meeting and presented the financial report. 
 

337 MINUTES OF COMMITTEE MEETINGS 
 

It was RESOLVED that the signed Minutes of the following Committee meetings be 
signed by the Mayor as a true record and adopted by the Council. 
 

  Planning & General Purposes Committee           10th December 2024   (Attachment B) 

338 COMMUNICATIONS TO NOTE/REQUIRING DECISION 
 
 (i) BUS PROPOSAL: HIGH EASTER PARISH COUNCIL 

Council discussed the proposal from High Easter Parish Council, as per Attachment C. 

It was RESOLVED that: 
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(i) The Town Clerk would write to the Clerk at High Easter in support of the 
proposal and highlight the additional facilities in Epping such as Epping Station, 
the new leisure centre and St Margaret’s Hospital. 

339 TOWN MAYOR & DEPUTY TOWN MAYOR’S DUTIES 

The duties undertaken by the Town Mayor and Deputy Town Mayor since the Ordinary 
Council meeting on 9th December 2025 were NOTED with the following amendment: 
 
Christmas card presentations: 9th December 2025 not 12th December 2025 
Additions: 
Loughton Police Station      6th January 2025 
Opening of Epping Leisure Centre     12th January 2025 

 
340 REPORTS FROM MEMBERS 
 

Reports from members were received on meetings or visits since the Ordinary Council 
meeting on 9th December 2025: 

    
Cllr M Wright Carols on the Green     24th Dec 25 

Cllr M Wright explained how this had progressed over the last 22 
years into a big event. Likely most well attended (maybe 700). 

 Cllr Jon Whitehouse Lighting of the Menorah    14th Dec 25 
    Opening of the sports centre    12th Jan 26 

Cllr C Burgess Carols on the Green     24th Dec 25 
 Cllr C Burgess is on the working/planning committee and advised 

of the work involved and high attendance. 
Cllr H Pegrum  Removal of Christmas tree    8th Dec 25 
 Carols on the Green     24th Dec 25 
Cllr H Whitbread Carols on the Green     24th Dec 25 
   Epping Leisure Centre opening   12th Jan 26 
Cllr C McCredie Wrapping Christmas presents for children without presents at 

Epping Forest District Council’s Civic Offices. Approx 700 presents
       11th Dec 25 

 Epping For Everyone lunch    13th Dec 25 
 Loughton Police Station (protest talks)  6th Jan 26 
 EALC Webinar on Unitary Authorities   8th Jan 26 
 Meet Police Epping Market    12th Jan 26 
 

341 REPORT OF THE TOWN CLERK AND COUNCILLORS QUESTIONS 
 
The Town Clerk highlighted that there were still some issues to resolve surrounding the 
delivery of the path. 
 
The Clerk also highlighted that the Mill Mound Fields decision would be challenged, 
liaising with Epping Forest District Council initially. 
 
Members NOTED the report of the Town Clerk. 
 

342 REPORTS FROM EPPING FOREST DISTRICT AND COUNTY COUNCILLORS 
  

Epping Forest District Council 
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Cllr Jon Whitehouse: 
Epping Forest District Council: 
Mentioned EFDC looking at ideas to spend S106 money on. One suggestion was 
improved drainage at Stonards Hill recreation ground as the drainage is poor. 
(The Town Clerk is pursuing this directly as advised.) 
Cllr H Whitbread: 
Essex County Council: 
Highways initiatives. ECC Highways are one of most responsive. Much more than they 
were. January is a bit quieter. 
Epping Forest District Council: 
Budget. Challenging. Scrutiny. Amendments. Scrutiny February. Aim to balance budget. 
Opening of Epping Leisure Centre for all ages. 

 
343 FINANCIAL REPORT TO 31ST DECEMBER 2025 

 
Council considered the summary financial report for December 2025, presented by 
Council’s Key Member for Finance, Cllr G Scruton.   
 
It was RESOLVED that: 
 
(i) The statutory basis for this item be NOTED as the Local Audit and Accountability 

Act 2014 and APPROVED; 
(ii) No further action was required at the current time. 

 
344 ACCOUNTS FOR PAYMENT 
 

Council’s Key Member for Finance, Cllr G Scruton presented the payment schedules for 
December 2025 totalling £88,151.97. Barclays £75.75, The Co-operative £87,403.33 & 
The Co-operative online £672.89). 
 

 It was RESOLVED that: 
 

(i) The statutory basis for this item be NOTED as the Local Audit and Accountability 
Act 2014; 

(ii) The list of payments for December 2025 were APPROVED as presented in the 
schedule. 

  
345 BUDGET 2026/27 SECOND ESTIMATES 

Epping Town Council’s first draft budget was presented at the Ordinary Council 
meeting on 9th December 2025 (Minute #314 of 25/26) and this showed predicted 
expenditure only, as the crucial tax base figure from Epping Forest District Council had 
not been received. That tax base figure has now been built into the draft budgets 
presented here. The tax base has increased by 17.  

The budget (second draft) presented as per Attachment H showed a 3% increase to the 
precept. Please note: inflation for November 2025 was approximately 3.2%. 
This budget had been drafted by the Town Clerk/RFO & Council’s Key Member for 
Finance, Cllr G Scruton. The draft charges 2026 showed a 3% increase towards 
inflationary/running costs across all services except Epping Market.  
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Council’s auditor had advised that Council’s reserves are far lower than desired and it 
was satisfactory, providing this was rectified promptly. The desired reserve range should 
be approximately £390,000.  

It was presented that an increase of 3% to a band D equivalent property through 
Epping Town Council’s share of the precept would be £3.59 per annum. This would 
require a precept demand to Epping Forest District Council of £667,238 for the 2026/27 
financial year. This would result in an overall reserve position of £303,493 at the end of 
the 2026/27 financial year. (£253,136 in the projected outturn of 2025/26.) 

Please note: the Town Clerk advised that after the papers had been drafted, the tax 
base figure had changed from 5420.5 to 5439.5. This meant that a 2.6% increase to the 
precept would equate to a precept demand to Epping Forest District Council of 
£666,977 for the 2026/27 financial year (with all expenditure remaining the same).   

It was RESOLVED that: 
 
(i) The statutory basis for this item be NOTED as the Accounts and Audit 

(England) Regulations 2011 and the Audit Commission Act 1998 s44; Local 
Audit and Accountability Act 2014; 

(ii) The 2026/27 budget (second estimates) was APPROVED, with the Town Mayor 
AUTHORISED to sign the precept demand for the 2026/27 financial year of 
£666,977 (£3.16 per annum increase per band D equivalent) on behalf of the 
Town Council (Attachment H); 

(iii) The draft charges 2026/27 were APPROVED as per Attachment H2 (2.6% 
increase across all services except the market which is 0% increase); 

(iv) The budget with funds transfer amounts was APPROVED as per Attachment 
H1, with the 5 year forecast being monitored against reality/real time 
situation. 

 
346 BANK BALANCES AT 31ST DECEMBER 2025 

Council NOTED and APPROVED the bank balances on 31st December 2025 for all 
accounts, as per Attachment I. This was recommended by the auditor as an end of 
quarter agenda item.  

It was RESOLVED that: 
 
(i) The statutory basis for this item be NOTED as the Local Audit and 

Accountability Act 2014. 
 

347 REPRESENTATIVES ON OUTSIDE BODIES 
 
Council considered the representatives on outside bodies to ensure all were still actively 
operational and determine if any should be added. 
 
It was RESOLVED that: 
 
(i) The statutory basis for this item be NOTED as the Local Government Act, s111; 
(ii) The correct position for Local Councils Liaison Committee, Essex Association of 

Local Councils, Larger Local Councils would be checked; 
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(iii) The history of the Town Clerk as trustee of Epping Forest Band would be 
researched; 

(iv) Cllr C McCredie should be listed Council’s representative on The Epping Society; 
(v) Epping Air Cadets would be added with Cllr C Burgess as Epping Town 

Council’s representative and the Air Cadets would be written to accordingly; 
(vi) Epping Forest Countrycare would be removed from the list as they had ceased 

to be Epping Town Council’s working partners. 
   
348 PLAY IN THE PARK 2026 

Council discussed the Play in the Park sessions, as per Attachment K. 

 It was RESOLVED that: 
 

(i) The statutory basis for this item be NOTED as the Local Government 
(Miscellaneous Provisions) Act 1976, s19; 

(ii) 1 session would be booked at Easter and 2 in the Summer; 
(iii) Epping Town Council would request that their funding support is better 

advertised for the sessions. 
  

349 CHRISTMAS TREES 
 

Council considered the Christmas tree information. 
 
It was RESOLVED that: 

 
(i) The statutory basis for this item be NOTED as the Local Government Act 1972, 

s145; 
(ii) The Town Clerk was AUTHORISED to dispose of the Christmas Trees in the most 

appropriate way. 
 
350 EXCLUSION OF THE PRESS AND PUBLIC 
 

It was RESOLVED that under the Public Bodies (Admission to Meetings) Act 1960, the 
public and representatives of the press and broadcast media be excluded from the 
meeting during the consideration of the following items of business as publicity would 
be prejudicial to the public interest due to the confidential nature of the business to be 
transacted. 

 
351 JULIE’S CAFÉ: LEASE/LICENCE DETAILS 
 

Council considered the information regarding Julie’s café, as per Attachment L. 
 
It was RESOLVED that: 

 
(i) The statutory basis for this item be NOTED as the Local Government Act 1972, 

s126 &s144; 
(ii) The Town Clerk would pursue quotations for the required strengthening of the 

roof and obtain quotes; 
(iii) Cllr H Pegrum and Cllr Jon Whitehouse would AUTHORISE the Town Clerk to 

proceed with the most appropriate quote; 
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(iv) The cooker canopy/splash back would be replaced to the required standards 
and this would be dealt with by Epping Town Council; 

(v) Insurance details regarding the kitchen would be checked towards cost 
mitigations; 

(vi) The information would be revisited once full costs and timescales were known; 
(vii) The tenant would look at internal security measures. 

 
 
 

CLOSURE 
 

The Town Mayor, Cllr Janet Whitehouse, closed the meeting at 9.55pm. 
 

 
 

Signature of Chairman 
 
Date 
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MINUTES of the PLANNING AND GENERAL PURPOSES COMMITTEE MEETING held at 
Epping Hall,  St. Johns Road, Epping on Tuesday, 13th January 2026 at 6.00pm. 
 
PRESENT: Cllr M Wright (Vice Chairman) 
 Cllr C Burgess 
 Cllr C McCredie 

Cllr G Scruton 
 
OFFICERS: Jo-Ann Lewis (Planning, Market & Events Officer) 
  
IN ATTENDANCE: One member of the press was present.   
 One member of the public was present.  
 
318 APOLOGIES FOR ABSENCE 
 

Apologies for absence were received from Cllr N Avey. 
 
319       DECLARATIONS OF INTEREST 

 
Cllr M Wright, Cllr C Burgess, Cllr C McCredie, and Cllr G Scruton declared a  
non-pecuniary interest in EPF/2498/25, as the applicant is known to them. 
Cllr C McCredie declared a non-pecuniary interest in EPF/2564/25, as the applicant is 
known to them. 

 
320 DISPENSATIONS  
 

There were no dispensations. 
  
321 CONFIRMATION OF MINUTES 
 

Committee RESOLVED that: 
 
the minutes of the meeting of the Planning & General Purposes Committee held on  
Tuesday, 9th December 2026 be signed by the Chairman as a true record. 

 
322 PUBLIC QUESTIONS OR COMMENTS 
 

There were no public questions, one public comment was submitted via email for 
application EPF/2455/25, 25 Hemnall Street. 

 
323 NOTICES AND INFORMATION 

 
 There were no notices and information.  
 
324 PLANNING APPLICATIONS 
 

EPF/2279/25 
 

4, Station Road, 
Epping, CM16 4HA. 
F.Berndes Ltd. 

Retrospective application to provide 2 new 
residential units at first floor. Restaurant and 
office use at ground floor. 

Committee have NO OBJECTION to this application but are disappointed to see 
another retrospective application. 
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EPF/2455/25 
 

25, Hemnall Street, 
Epping, CM16 4LU. 
McCarthy Stone 
and Qualis Group. 
 

Full planning application for the 
redevelopment of existing Sports Centre and 
car park to include demolition of existing 
Sports Centre and erection of Retirement 
Living apartments (Use Class C3)  including 
associated communal facilities (Use Class C3), 
new vehicular and pedestrian access from 
Nicholl Road and new pedestrian access 
from Hemnall Street, all associated car and 
cycle parking, servicing, hard and soft 
landscaping and associated works. 

Committee OBJECT to this application. The proposal is an overdevelopment of the 
site, resulting in a cramped form of development. The visualisation of the proposed 
apartments show that balconies would be overlooking directly into people’s homes. 
The height of the apartment blocks shown would cause a loss of light to the 
properties in the neighbouring roads, overall, this would result in a loss of amenity, 
light and privacy. Parking for the residents does not seem to be adequate, and this 
will further impact on the surrounding roads.   
 
Relevant policies: 
EFDC Local Plan 2011-2033 Part One: DM9: A, D, I (I) (II) (III) (IV) 
EPF/2497/25 
 

7, Simon Campion 
court, 232-234 High 
Street, Epping,  
CM16 4AU. 
Method Studio 
Architecture Ltd. 

Change of use from E(a) Display or retail sale 
of goods to E(c)(ii) Professional services. 
 

Committee have NO OBJECTION to this application 
EPF/2521/25 
 

7, Simon Campion 
court, 232-234 High 
Street, Epping,  
CM16 4AU. 
Redacted. 

Advertisement consent for changes to 
Shopfront (front and side) signage including 
new lighting. 
 

Committee have NO OBJECTION to this application 
EPF/2404/25 
 

14, The Laurels, 
Coopersale Street, 
Epping, CM16 7QJ. 
Mr Hill. 

Side and rear extension, garage roof 
alterations, front porch, boundary wall and 
gates. 

Committee have NO OBJECTION to this application 
EPF/2466/25 
 

21, Theydon Place, 
Epping, CM16 4NH. 
Mr & Mrs M Pearl. 

Rear/side extension and part garage 
conversion with new pitched roof. 

Committee have NO OBJECTION to this application 
EPF/2490/25 
 

9A, High Conifers, 
Lower Bury Lane, 
Epping, CM16 5HA 
Mr B Moldon. 

Demolition of existing rear conservatory and 
front carport and replacement with new 
single storey rear extension and two storey 
front extension. 

Committee have NO OBJECTION to this application, provided all work is carried out 
under the supervision of the arboricultural officer at Epping Forest District Council. 
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EPF/2498/25 
 

36, Spring Cottage, 
Lindsey Street, 
Epping, CM16 6RE. 
Mr D Robertson. 

Single storey infill extension. 

Committee have NO OBJECTION to this application provided all work is carried out 
in keeping with the style of the property and with similar materials used. 
EPF/2533/25 
 

7, Egg Hall, Epping, 
CM16 6SA. 
Mr & Mrs Bassi. 

Two Storey Side Extension, Utility Extension, 
Replacing flat front roofs with pitches. 
(Revised application to EPF/2062/25). 

Committee have NO OBJECTION to this application 
EPF/2561/25 
 

Stoneleigh, 
Hemnall Street, 
Epping,  
CM16 4LR. 
Mr Melap Sing. 

Proposed Single Storey Rear Extension, 2 
Storey Side Extension, Loft Conversion 
Including Dormer Window to Rear Elevation 
& Roof lights to Front Elevation, Extended 
First Floor Dormer to Rear and Integral 
Garage to Front Elevation following removal 
of existing Garage together with New 
Boundary Wall, railings and Gates to 
Frontage and Fence to Side Boundary. 

Committee have NO OBJECTION to this application 
EPF/2564/25 
 

73, The Black 
Cottage, Bell 
Common, Epping, 
CM16 4DZ. 
Mr J Furness. 

Pitched roof open carport extension to a 
existing detached garage structure. 
 

Committee have NO OBJECTION to this application. 
EPF/2599/25 
 

11, Highfield Place, 
Epping, CM16 4DB. 
Mr & Mrs Langley. 
 

Removal of existing rear conservatory. 
Proposed single storey side and rear 
extensions, front entrance canopy. Pitched 
roof to existing front dormer, part 
conversion of garage and new vehicle 
crossover. 

Committee have NO OBJECTION to this application. 
 

     
325 PLANNING DECISIONS  
 

Committee NOTED the decisions as received from Epping Forest District Council since 
the date of the previous agenda and up until the date of this agenda. 

 
 
The Chairman closed the meeting at 6.50pm. 

 
 
Signature of Chairman      

 
 
 

Date 
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MINUTES of the PLANNING AND GENERAL PURPOSES COMMITTEE MEETING held at 
Epping Hall, St. Johns Road, Epping on Tuesday, 13th January 2026 at 7.00pm. 
 
PRESENT: Cllr M Wright (Vice Chairman) 
 Cllr C Burgess 
 Cllr C McCredie 

Cllr G Scruton 
 
OFFICERS: Beverley Rumsey (Town Clerk) 
 Jo-Ann Lewis (Planning, Market & Events Officer) 
  
IN ATTENDANCE: One member of the press was present.   
 Ten members of the public were present.  
 Cllr Jon Whitehouse, Cllr L Burrows, Cllr Janet Whitehouse,  
 Cllr H Whitbread. 
 
326 APOLOGIES FOR ABSENCE 
 

Apologies for absence were received from Cllr N Avey. 
 
327       DECLARATIONS OF INTEREST 

 
 There were no declarations of interest. 
 
328 DISPENSATIONS  
 

There were no dispensations. 
 
329 NOTICES AND INFORMATION 

 
 There were no notices and information.  
 
330 PUBLIC QUESTIONS OR COMMENTS 
 

Public questions and comments were heard under the relevant planning application, 
and are attached as Appendix 1.  
 

331 PLANNING APPLICATIONS 
 

EPF/1696/25 
 

Russell Cottage, 
Coopersale Hall, 
Fluxs Lane, Epping, 
CM16 7PE 
KS Town Planning. 

Permission in principle for residential 
redevelopment of existing property - smaller 
scheme - 3 larger or 5 smaller dwellings. 
 

Committee STRONGLY OBJECT to this application. This is a speculative application, 
with briefing notes showing inconsistencies.  Entrance to the site is via Fluxs Lane, a 
very narrow road with no pavement for pedestrians and no street lighting. Fluxs 
Lane is a busy road and is home to Coopersale Hall School which has recently 
expanded from primary to secondary school, Epping Golf Course, several industrial 
units, and a scout hut, which sees children walking from surrounding roads to 
attend.  The junction of Brook Road, Stewards Green Road, Bower Hill and Fluxs 
Lane is already very difficult to cross.  SEMPA will also see an additional road added 
for entry to 400 plus houses to be built in the very near future. This whole area is 
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already at saturation point for traffic and travel, adding more houses to another site 
would compound this. Residents have also raised the issue of road flooding in the 
area and overflowing drains in the autumn/winter months. The highway safety for 
all road users, pedestrian and vehicular, needs thorough consideration before 
another housing site is considered to be needed in this area.  
 
Relevant policies: 
EFDC Local Plan 2011-2033 Part One: DM3 DM15 
NPPF Para 5: 75 
EPF/1691/25 
 

Russell Cottage, 
Coopersale Hall, 
Fluxs Lane, Epping, 
CM16 7PE 
KS Town Planning 

Permission in principle for residential 
redevelopment of existing property - larger 
scheme - 5 larger or 9 smaller dwellings. 
 

Committee STRONGLY OBJECT to this application. This is a speculative application, 
with briefing notes showing inconsistencies.  Entrance to the site is via Fluxs Lane, a 
very narrow road with no pavement for pedestrians and no street lighting. Fluxs 
Lane is a busy road and is home to Coopersale Hall School which has recently 
expanded from primary to secondary school, Epping Golf Course, several industrial 
units, and a scout hut, which sees children walking from surrounding roads to 
attend.  The junction of Brook Road, Stewards Green Road, Bower Hill and Fluxs 
Lane is already very difficult to cross.  SEMPA will also see an additional road added 
for entry to 400 plus houses to be built in the very near future. This whole area is 
already at saturation point for traffic and travel, adding more houses to another site 
would compound this. Residents have also raised the issue of road flooding in the 
area and overflowing drains in the autumn/winter months. The highway safety for 
all road users, pedestrian and vehicular, needs thorough consideration before 
another housing site is considered to be needed in this area.  
 
Relevant policies: 
EFDC Local Plan 2011-2033 Part One: DM3 DM15 
NPPF Para 5: 75 
EPF/2477/25 
 

Land east of 
Stonards Hill, 
Epping, Essex. 
Croudace Homes 
 

Construction of up to 80 new homes with 
associated car parking and amenity space, 
new vehicular access from Stonards Hill, 
provision of attenuation features, a play 
area, green infrastructure, paths within the 
site and cyclist and pedestrian links. 

Committee STRONGLY OBJECT to this application. The proposal is an inappropriate 
development in what currently is classed as Green Belt. The resulting harm to the 
landscape, accessibility and local infrastructure is not outweighed by the suggested 
benefits of this new development. This site makes an important contribution to the 
setting and historical character of this historic town of Epping, which is surrounded 
by ancient woodland and rural landscapes.  These areas need to be preserved for 
the environment and future generations.  The development of this site would 
impact the neighbouring ancient woodland, upsetting the biodiversity and wildlife in 
the area.  The plans for the main vehicular entrance would mean entering via 
Stonards Hill, a semi-rural road with no footpath that currently has a 60mph speed 
limit.  Large vehicles and HGVs would have to encroach on to the other side of the 
road in order to enter the site entrance. This would cause danger to oncoming 
traffic in both directions. The plan for 80 homes would generate a lot of traffic, the 
supporting documents understate the daily traffic needs, not only with residents’ 
vehicles, but the extra traffic that delivery vans, refuse trucks and service vehicles 
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would bring. The site is not allocated for development in the adopted Local Plan, 
and the proposal fails to comply with key requirements, such as enhancing the 
natural landscape. The Local Plan exists to allocate sites for development. This site 
has already been excluded following detailed assessment. 
 
Relevant policies: 
EFDC Local Plan 2011-2033 Part One: T1 B, C, E(1) DM1 B, C, F, G, H DM3 A, B 
DM4 A, B DM6 B(I) (II) DM21 B DM22 A  
NPPF 13 Para 142, 143, 150 

 
 

 
The Chairman closed the meeting at 7.57pm. 

 
 
Signature of Chairman      

  
  
  

Date 
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MINUTES of the PLANNING AND GENERAL PURPOSES COMMITTEE MEETING held at 
Epping Hall, St. Johns Road, Epping on Tuesday, 27th January 2026 at 7.15pm. 
 
PRESENT: Cllr M Wright (Vice Chairman) 
 Cllr C Burgess 
 Cllr C McCredie 

Cllr G Scruton 
 
OFFICERS: Jo-Ann Lewis (Planning, Market & Events Officer) 
  
IN ATTENDANCE: No members of the press or public were present.  
 
352 APOLOGIES FOR ABSENCE 
 

Apologies for absence were received from Cllr N Avey (Chairman).  In the absence of 
the Chairman, the meeting was chaired by Vice Chair Cllr M Wright. 

 
353       DECLARATIONS OF INTEREST 

 
 There were no declarations of interest. 
 
354 DISPENSATIONS  
 

There were no dispensations. 
  
355 CONFIRMATION OF MINUTES 
 

Committee RESOLVED that: 
 
the minutes of the meeting of the Planning & General Purposes Committee held on  
Tuesday, 13th January 2026 be signed by the Chairman as a true record. 

 
356 PUBLIC QUESTIONS OR COMMENTS 
 

There were no public questions or comments. 
 
357 NOTICES AND INFORMATION 

 
 There were no notices and information.  
 
358 PLANNING APPLICATIONS 
 

EPF/2574/25 
 

Spencer Close, St 
Margaret’s 
Hospital, The Plain, 
Epping, CM16 6TN. 
PAHT. 

Extension to the building, roof top plant, 
drainage and ancillary works/infrastructure. 
 

Committee have NO OBJECTION to this application. 
 
EPF/0004/26 
 

Ringinglow,  
High Road, Epping,  
CM16 4DQ. 
Mrs H Shepherd. 

Variation of Condition 4 –  
Pre-commencement demolition of 
outbuilding of EPF/0906/24 (Demolition of 
existing conservatory and part demolition of 
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rear elevation to create two storey rear 
extension and 1.5 storey side extension, 
extension of southeast facing roof to create 
front entrance porch, refurbishment of 
existing house and associated landscape 
works. Demolition of existing out buildings 
and replacement planting). 

Committee OBJECT to the variation of Condition 4 and support the EFDC planning 
officer’s original Condition 4 relating to EPF/0906/24. 
 
EPF/2619/25 
 

15, Bower Hill, 
Epping, CM16 7AD. 
Mrs Fola-Alade. 
 

Raising of the roof to form a loft extension 
with front dormer(s), two-storey rear 
extension, construction of a front porch, and 
erection of an ancillary rear annexe to 
replace the existing outbuilding. 

Committee OBJECT to this application, due to the overbearing size of the porch.  
The size of the porch is not in keeping with the character of the street scene.   
As there is a proposed loss of trees, Committee would recommend that any tree 
work is carried out under the supervision of the arboricultural officer at Epping 
Forest District Council. Replacement of any removed trees is recommended if 
possible.  
 
Relevant policies: 
EFDC Local Plan 2011-2033 Part One: DM9: D, (VI) DM9 E. 
 
EPF/2620/25 
 

7, Theydon Grove, 
Epping,  
CM16 4PU. 
Mr R Rosenberg. 

TPO/EPF/12/01 
T1 & T2: Sycamore - Crown reduce by up to 
2m, as specified. 

Committee have NO OBJECTION to this application, provided all work is carried out 
under the supervision of the arboricultural officer at Epping Forest District Council. 
 
EPF/0052/26 
 

Pine View Manor, 
Hartland Road, 
Epping,  
CM16 4PB. 
Tamla Trees Ltd. 

TPO/EPF/05/84 (Ref: T2) 
T1: Oak - Crown reduce to previous points, 
as specified. 

Committee have NO OBJECTION to this application, provided all work is carried out 
under the supervision of the arboricultural officer at Epping Forest District Council. 
 

 
359 APPEALS 

 
To consider the following Notices of Appeal as received from Epping Forest District 
Council.  
 
AP-13600 
EPF/1767/24 
 

Ringinglow,  
High Road, Epping,  
CM16 4DQ. 
Mrs H Shepherd. 

Demolition of existing conservatory and part 
demolition of rear elevation to create two 
storey rear extension and 1.5 storey side 
extension, extension of south east facing 
roof to create front entrance porch, 
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Epping Town Council 2025-2026  Initialled by Chairman:  

refurbishment of existing house and 
associated landscape works. 

Decision taken by P&GP Committee - 24th September 2024  
Whilst committee have NO OBJECTION to this application, they do not support the 
removal of trees unless there is no alternative and would request that any tree work 
is carried out under the supervision of the arboricultural officer at EFDC. 
Committee have NO COMMENTS to make. 

 
360 PLANNING DECISIONS  
 

Committee NOTED that no planning decisions had been received from Epping Forest 
District Council since the date of the previous agenda and up until the date of this 
agenda. 

 
 
The Chairman closed the meeting at 7.40pm. 

 
 
Signature of Chairman      

 
 
 

Date 
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Summary	
	
	
I	have	been	appointed	by	Epping	Forest	District	Council	to	carry	out	the	independent	
examination	of	the	Epping	Town	Neighbourhood	Plan.	
	
Epping	town	is	a	historic	market	town	and	one	of	two	Town	Centres	in	the	District.		It	
therefore	plays	an	important	role	in	the	District.		The	town	benefits	from	a	range	of	
services	and	facilities	and	is	diverse	and	vibrant.		Reflecting	its	historic	importance,	
there	are	two	Conservation	Areas	in	the	town	itself	and	another	at	Coopersale	Street	
and	a	host	of	listed	buildings.		It	is	surrounded	by	Green	Belt	and	attractive	countryside.	
Epping	Forest	adds	greatly	to	its	unique	location.		It	has	strong	transport	links	due	to	its	
close	proximity	to	the	M25	and	M11	and	underground	connections	into	London.		
	
The	Plan	contains	18	policies	covering	a	variety	of	topics	largely	stemming	from	the	role	
it	plays	within	the	District	as	an	area	of	growth,	but	also	seeks	to	address	areas	of	
concern	to	the	local	community	such	as	infrastructure	keeping	pace	with	development.		
	
On	initial	examination,	I	found	that	the	Plan	would	benefit	from	updating	and	editing;	
the	Plan	has	understandably	taken	some	years	to	reach	this	stage	and	some	issues	such	
as	the	adoption	of	the	Local	Plan	had	overtaken	some	of	the	Plan’s	contents.			I	invited	
the	Town	Council,	working	with	Epping	Forest	District	Council,	to	put	forward	
amendments	to	the	Plan	and	particularly	the	supporting	text.		The	proposed	
amendments,	including	my	own	recommendations	on	them	and	other	matters,	were	
consulted	upon	as	proposed	modifications	to	the	Plan	in	October	and	November	2025.		
I	do	not	regard	any	of	the	proposed	changes	as	individually	significant,	but	the	number	
of	changes	did,	I	felt,	warrant	a	further	short	period	of	public	consultation.	
	
A	large	number	of	modifications	have	been	recommended;	in	the	main	these	are	
intended	to	ensure	the	Plan	is	up	to	date	reflecting	the	adopted	Local	Plan	and	clear	
and	precise	providing	a	practical	framework	for	decision-making	as	required	by	national	
policy	and	guidance.		
	
Subject	to	those	modifications,	I	have	concluded	that	the	Plan	does	meet	the	basic	
conditions	and	all	the	other	requirements	I	am	obliged	to	examine.		I	am	therefore	
pleased	to	recommend	to	Epping	Forest	District	Council	that	the	Epping	Town	
Neighbourhood	Development	Plan	can	go	forward	to	a	referendum.	
	
In	considering	whether	the	referendum	area	should	be	extended	beyond	the	
Neighbourhood	Plan	area	I	see	no	reason	to	alter	or	extend	this	area	for	the	purpose	of	
holding	a	referendum.	
	
	
Ann	Skippers	MRTPI	
Ann	Skippers	Planning	
22	December	2025	
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1.0 Introduction		
	
	
This	is	the	report	of	the	independent	examiner	into	the	Epping	Town	Neighbourhood	
Development	Plan	(the	Plan).			
	
The	Localism	Act	2011	provides	a	welcome	opportunity	for	communities	to	shape	the	
future	of	the	places	where	they	live	and	work	and	to	deliver	the	sustainable	
development	they	need.		One	way	of	achieving	this	is	through	the	production	of	a	
neighbourhood	plan.			
	
I	have	been	appointed	by	Epping	Forest	District	Council	(EFDC)	with	the	agreement	of	
Epping	Town	Council	to	undertake	this	independent	examination.		I	have	been	
appointed	through	the	Neighbourhood	Planning	Independent	Examiner	Referral	Service	
(NPIERS).			
	
I	am	independent	of	the	qualifying	body	and	the	local	authority.		I	have	no	interest	in	
any	land	that	may	be	affected	by	the	Plan.		I	am	a	chartered	town	planner	with	over	
thirty	years	experience	in	planning	and	have	worked	in	the	public,	private	and	academic	
sectors	and	am	an	experienced	examiner	of	neighbourhood	plans.		I	therefore	have	the	
appropriate	qualifications	and	experience	to	carry	out	this	independent	examination.			
	
	
2.0 The	role	of	the	independent	examiner	and	the	examination	process	
	
	
Role	of	the	Examiner	
	
The	examiner	must	assess	whether	a	neighbourhood	plan	meets	the	basic	conditions	
and	other	matters	set	out	in	paragraph	8	of	Schedule	4B	of	the	Town	and	Country	
Planning	Act	1990	(as	amended).	
	
The	basic	conditions1	are:	
	

§ Having	regard	to	national	policies	and	advice	contained	in	guidance	issued	by	
the	Secretary	of	State,	it	is	appropriate	to	make	the	neighbourhood	plan	

§ The	making	of	the	neighbourhood	plan	contributes	to	the	achievement	of	
sustainable	development	

§ The	making	of	the	neighbourhood	plan	is	in	general	conformity	with	the	
strategic	policies	contained	in	the	development	plan	for	the	area		

§ The	making	of	the	neighbourhood	plan	does	not	breach,	and	is	otherwise	
compatible	with,	retained	European	Union	(EU)	obligations2  

																																																								
1	Set	out	in	paragraph	8	(2)	of	Schedule	4B	of	the	Town	and	Country	Planning	Act	1990	(as	amended)	and	paragraph	
11(2)	of	Schedule	A2	to	the	Planning	and	Compulsory	Purchase	Act	2004	(as	amended)	
2	“EU	obligation”	was	substituted	for	“retained	EU	obligation”	by	the	Environmental	Assessments	and	Miscellaneous	
Planning	(Amendment)	(EU	Exit)	Regulations	2018/1232	which	came	into	force	on	31	December	2020	
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§ Prescribed	conditions	are	met	in	relation	to	the	neighbourhood	plan	and	
prescribed	matters	have	been	complied	with	in	connection	with	the	proposal	for	
the	neighbourhood	plan.	
	

Regulations	32	and	33	of	the	Neighbourhood	Planning	(General)	Regulations	2012	(as	
amended)	set	out	two	additional	basic	conditions	to	those	set	out	in	primary	legislation	
and	referred	to	in	the	paragraph	above.		Only	one	is	applicable	to	neighbourhood	plans	
and	was	brought	into	effect	on	28	December	2018.3		It	states	that:				
	

§ The	making	of	the	neighbourhood	development	plan	does	not	breach	the	
requirements	of	Chapter	8	of	Part	6	of	the	Conservation	of	Habitats	and	Species	
Regulations	2017.	

	
The	examiner	is	also	required	to	check4	whether	the	neighbourhood	plan:	
	

§ Has	been	prepared	and	submitted	for	examination	by	a	qualifying	body	
§ Has	been	prepared	for	an	area	that	has	been	properly	designated	for	such	plan	

preparation	
§ Meets	the	requirements	to	i)	specify	the	period	to	which	it	has	effect;	ii)	not	

include	provision	about	excluded	development;	and	iii)	not	relate	to	more	than	
one	neighbourhood	area	and	that		

§ Its	policies	relate	to	the	development	and	use	of	land	for	a	designated	
neighbourhood	area.	

	
I	must	also	consider	whether	the	draft	neighbourhood	plan	is	compatible	with	
Convention	rights.5			
	
The	examiner	must	then	make	one	of	the	following	recommendations:	
	

§ The	neighbourhood	plan	can	proceed	to	a	referendum	on	the	basis	it	meets	all	
the	necessary	legal	requirements	

§ The	neighbourhood	plan	can	proceed	to	a	referendum	subject	to	modifications	
or	

§ The	neighbourhood	plan	should	not	proceed	to	a	referendum	on	the	basis	it	
does	not	meet	the	necessary	legal	requirements.	

	
If	the	plan	can	proceed	to	a	referendum	with	or	without	modifications,	the	examiner	
must	also	consider	whether	the	referendum	area	should	be	extended	beyond	the	
neighbourhood	plan	area	to	which	it	relates.	
	
If	the	plan	goes	forward	to	referendum	and	more	than	50%	of	those	voting	vote	in	
favour	of	the	plan	then	it	is	made	by	the	relevant	local	authority,	in	this	case	EFDC.		The	
																																																								
3	Conservation	of	Habitats	and	Species	and	Planning	(Various	Amendments)	(England	and	Wales)	Regulations	
2018/1037	
4	Set	out	in	sections	38A	and	38B	of	the	Planning	and	Compulsory	Purchase	Act	2004	as	amended	by	the	Localism	Act	
and	paragraph	11(2)	of	Schedule	A2	to	the	Planning	and	Compulsory	Purchase	Act	2004	(as	amended)	
5	The	combined	effect	of	the	Town	and	Country	Planning	Act	1990	(as	amended)	Schedule	4B	para	8(6)	and	para	10	
(3)(b)	and	the	Human	Rights	Act	1998	
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plan	then	becomes	part	of	the	‘development	plan’	for	the	area	and	a	statutory	
consideration	in	guiding	future	development	and	in	the	determination	of	planning	
applications	within	the	plan	area.	
	
Examination	Process	
	
It	is	useful	to	bear	in	mind	that	the	examiner’s	role	is	limited	to	testing	whether	or	not	
the	submitted	neighbourhood	plan	meets	the	basic	conditions	and	other	matters	set	
out	in	paragraph	8	of	Schedule	4B	to	the	Town	and	Country	Planning	Act	1990	(as	
amended)	and	paragraph	11	of	Schedule	A2	to	the	Planning	and	Compulsory	Purchase	
Act	2004	(as	amended).6			
	
Planning	Practice	Guidance	(PPG)	confirms	that	the	examiner	is	not	testing	the	
soundness	of	a	neighbourhood	plan	or	examining	other	material	considerations.7			
	
The	fact	that	a	modification	would	be	of	benefit	is	not	a	sufficient	ground	in	itself	to	
recommend	it.		So,	for	example,	the	fact	that	a	policy	could	be	added	to	or	
strengthened	does	not	justify	a	modification	unless	this	is	necessary	for	the	reasons	
given	above.		
	
In	addition,	PPG	is	clear	that	neighbourhood	plans	are	not	obliged	to	include	policies	on	
all	types	of	development.8		Often	representations,	as	in	this	case,	suggest	new	policies	
on	different	topics	including	air	quality,	biodiversity,	green	corridors	or	site	allocations	
and	safeguarded	sites.		Others	suggest	amendments	to	the	policies	or	the	supporting	
text	or	different	approaches.		As	explained	above,	where	I	find	that	policies	do	meet	the	
basic	conditions,	it	is	not	necessary	for	me	to	consider	if	further	amendments	or	
additions	are	required	and	plans	do	not	have	to	contain	site	allocations.		Sometimes	
representations	ask	for	additions	that	fall	outside	the	remit	of	the	planning	system.	
	
PPG9	explains	that	it	is	expected	that	the	examination	will	not	include	a	public	hearing.		
Rather	the	examiner	should	reach	a	view	by	considering	written	representations.		
Where	an	examiner	considers	it	necessary	to	ensure	adequate	examination	of	an	issue	
or	to	ensure	a	person	has	a	fair	chance	to	put	a	case,	then	a	hearing	must	be	held.10		
	
I	note	some	representations	request	a	hearing;	this	is	not	uncommon.		After	
consideration	of	all	the	documentation,	the	representations	made	and	the	process	
followed	for	this	examination,	I	concluded	that	it	was	not	necessary	to	hold	a	hearing.			
	
I	set	out	my	interim	findings	to	both	Councils	on	31	March	2025	alongside	some	
questions	of	clarification.		This	note	is	attached	to	this	report	as	Appendix	2.			
			

																																																								
6	Paragraph	11(3)	of	Schedule	A2	to	the	Planning	and	Compulsory	Purchase	Act	2004	(as	amended)	and	PPG	para	055	
ref	id	41-055-20180222	
7	PPG	para	055	ref	id	41-055-20180222	
8	Ibid	para	040	ref	id	41-040-20160211	
9	Ibid	para	056	ref	id	41-056-20180222	
10	Ibid	
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The	interim	findings	stage	highlighted	a	number	of	matters	which	are	detailed	in	
Appendix	2.		In	summary,	I	wanted	to	make	the	Town	Council	aware	that	I	felt	it	would	
be	necessary	to	make	a	significant	number	of	modifications	to	both	policies	and	the	
supporting	text.		I	also	identified	a	number	of	sections	of	the	Plan	which	I	considered	
would	benefit	from	editing	largely	as	a	result	of	references	which	had	been	superseded	
with	the	passage	of	time	such	as	the	adoption	of	the	Local	Plan.	
	
I	therefore	invited	the	Town	Council,	working	with	EFDC,	to	prepare	some	revised	
wording	to	help	me	to	recommend	appropriate	modifications	in	my	report.			
	
Following	receipt	of	my	Questions	of	Clarification	and	Note	of	Interim	Findings,	the	
Town	Council	requested	a	clarification	meeting	to	understand	my	expectations	better	
and	to	agree	a	scope	for	the	work	I	had	requested.		This	took	place	virtually	on	30	April	
2025.		The	agenda	and	a	note	of	that	meeting	(notes	kindly	prepared	by	EFDC)	are	
attached	to	this	report	as	Appendix	3.		This	meeting	only	related	to	procedural	
clarification	matters	and	therefore	was	not	held	in	public.	
	
On	30	July	2025,	the	Town	Council	and	EFDC	responded	with	a	comprehensive	
document	of	proposed	amendments	to	the	Plan.	
	
After	considering	these	proposed	amendments,	alongside	my	own	proposed	
modifications,	a	further	period	of	consultation	to	allow	any	interested	parties	an	
opportunity	to	comment,	was	held.		This	took	place	between	6	October	–	3	November	
2025.	
	
In	2018,	the	Neighbourhood	Planning	Independent	Examiner	Referral	Service	(NPIERS)	
published	guidance	to	service	users	and	examiners.		Amongst	other	matters,	the	
guidance	indicates	that	the	qualifying	body	will	normally	be	given	an	opportunity	to	
comment	upon	any	representations	made	by	other	parties	at	the	Regulation	16	
consultation	stage	should	they	wish	to	do	so.		There	is	no	obligation	for	a	qualifying	
body	to	make	any	comments;	it	is	only	if	they	wish	to	do	so.			
	
The	Town	Council	was	given	an	opportunity	to	comment	on	the	representations	
received	during	both	periods	of	consultation	and	made	comments	which	I	have	taken	
into	account.		
	
This	examination	has	been	somewhat	unusual	in	its	duration	and	the	additional	work	
the	Town	Council	and	EFDC	officers	have	put	into	amending	the	Plan.		I	am	very	grateful	
to	everyone	involved	for	helping	to	ensure	that,	despite	its	complexities,	the	
examination	has	reached	a	satisfactory	conclusion.	
	
I	made	an	unaccompanied	site	visit	to	familiarise	myself	with	the	Plan	area	on	19	June	
2025.	
	
Shortly	after	the	examination	commenced,	the	Government	published	a	new	National	
Planning	Policy	Framework	(NPPF)	on	12	December	2024.		Transitional	arrangements	
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set	out	in	the	document11	explain	that	the	policies	in	the	updated	NPPF	will	only	apply	
to	those	neighbourhood	plans	submitted	from	12	March	2025	onwards.		As	a	result,	this	
examination	has	had	regard	to	the	NPPF	updated	in	December	2023.		It	would	be	useful	
for	the	Plan	to	acknowledge	the	revised	NPPF	at	an	appropriate	juncture	and	this	is	
achieved	through	a	modification	(MN3).	
	
Some	concern	has	also	been	expressed	in	a	representation	about	the	Plan	preparation	
process	and	the	governance	of	the	Advisory	Committee.		An	independent	examiner	has	
no	authority	to	consider	such	allegations	of	misconduct.		Such	matters	should	be	dealt	
with	through	the	internal	complaints	handling	procedures	of	the	qualifying	body	or	local	
planning	authority.	
	
Modifications	and	how	to	read	this	report	
	
Where	necessary	for	the	Plan	to	meet	the	basic	conditions	and	other	legal	
requirements,	modifications	have	been	recommended.		These	appear	in	this	report	as	
Modification	Number	(MN)	MN1,	MN2,	MN3	and	so	on.		For	ease	of	reference,	the	
modifications	are	shown	in	the	Schedule	of	Proposed	Modifications	Annex	attached	to	
this	report	on	page	42.		Where	I	have	suggested	specific	changes	to	the	wording	of	the	
policies	or	new	wording	these	appear	in	italics.	
	
As	a	result	of	some	modifications	consequential	amendments	will	be	required.		These	
can	include	changing	policy	numbering,	section	headings,	amending	the	contents	page,	
renumbering	paragraphs	or	pages,	ensuring	that	supporting	appendices	and	other	
documents	align	with	the	final	version	of	the	Plan	and	so	on.	
	
EFDC	has	also	made	some	comments	in	the	representation	about	the	consistency	of	
grammar	and	so	forth.		
	
I	regard	these	issues	as	primarily	matters	of	final	presentation	and	do	not	specifically	
refer	to	all	such	modifications,	but	have	an	expectation	that	a	common	sense	approach	
will	be	taken	and	any	such	necessary	editing	will	be	carried	out	and	the	Plan’s	
presentation	made	consistent.	
	
	
3.0 	Neighbourhood	plan	preparation		
	
	
A	Consultation	Statement	has	been	submitted.			
	
Work	began	on	the	Plan	in	2015	when	an	Advisory	Committee	was	established.		This	
Committee	met	regularly	in	open	meetings.		Early	launch	of	the	Plan	and	its	logo	and	
drop	in	sessions	at	various	venues,	attracting	over	200	people,	were	held	and	a	
feedback	event	was	held	in	early	2016.	
	

																																																								
11	NPPF	December	2024,	para	239	
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A	questionnaire	was	delivered	to	every	household	and	businesses	as	well	as	other	local	
organisations	in	the	Parish	in	early	2016.		This	generated	a	good	response.	
	
Consultation	was	publicised	through	the	Town	Council’s	website,	a	monthly	magazine	
delivered	to	residents	and	businesses,	social	media	and	notice	boards.		Meetings	have	
been	held	with	various	groups.	
	
According	to	the	Town	Council’s	website,	pre-submission	(Regulation	14)	consultation	
took	place	between	11	June	and	31	July	2018.		Copies	of	the	draft	Plan	were	distributed	
to	households,	local	organisations,	businesses	and	statutory	consultees.		Coinciding	with	
work	on	the	Local	Plan	and	the	Covid	19	pandemic,	ongoing	awareness	of	the	process	
with	the	local	community	was	maintained	through	the	website,	magazine	articles	and	
through	regular	Town	Council	work.	
	
I	consider	that	the	consultation	and	engagement	carried	out	is	satisfactory.	
	
Submission	(Regulation	16)	consultation	was	carried	out	between	9	September	–	21	
October	2024.				
	
The	Regulation	16	stage	resulted	in	26	representations	including	two	late	
representations	which	have	been	accepted	by	EFDC.		
	
As	I	outline	in	the	previous	section,	a	further	period	of	public	consultation	was	carried	
out	between	6	October	–	3	November	2025.		This	stage	resulted	in	18	representations.	
	
I	refer	to	some	of	the	representations	by	name	in	my	report	and	not	others.		However,	I	
have	considered	all	of	the	representations	made	over	the	consultation	periods	and	
taken	them	into	account	in	preparing	my	report.			
	
	
4.0	Compliance	with	matters	other	than	the	basic	conditions		
	
	
Qualifying	body	
	
Epping	Town	Council	is	the	qualifying	body	able	to	lead	preparation	of	a	neighbourhood	
plan.		This	requirement	is	satisfactorily	met.	
	
Plan	area	
	
The	Plan	area	is	coterminous	with	the	administrative	boundary	for	the	Town	Council.		
EFDC	approved	the	designation	of	the	area	on	6	October	2014.		The	Plan	relates	to	this	
area	and	does	not	relate	to	more	than	one	neighbourhood	area	and	therefore	complies	
with	these	requirements.			
	
The	Plan	area	is	shown	on	page	5	of	the	Plan.		However,	there	are	some	additional	black	
lines	which	should	be	removed	and	the	map	shows	a	“proposed	Green	Belt	boundary”.		
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This	has	the	potential	to	be	confusing	and	it	would	be	clearer	if	this	map	only	showed	
the	Plan	area.		Modification	MN1	is	therefore	made.	
	
Plan	period	
	
The	Plan	period	is	2023	–	2033.		This	is	confirmed	in	the	Basic	Conditions	Statement	and	
the	end	date	is	stated	in	the	Plan	itself.		The	requirement	is	therefore	satisfactorily	met,	
but	for	the	avoidance	of	doubt,	modification	MN2	is	made	to	include	the	whole	of	the	
Plan	period	on	the	front	cover.	
	
Excluded	development	
	
The	Plan	does	not	include	policies	that	relate	to	any	of	the	categories	of	excluded	
development	and	therefore	meets	this	requirement.		This	is	also	helpfully	confirmed	in	
the	Basic	Conditions	Statement.	
	
Development	and	use	of	land	
	
Policies	in	neighbourhood	plans	must	relate	to	the	development	and	use	of	land.		
Sometimes	neighbourhood	plans	contain	aspirational	policies	or	projects	that	signal	the	
community’s	priorities	for	the	future	of	their	local	area,	but	are	not	related	to	the	
development	and	use	of	land.		If	I	consider	a	policy	or	proposal	to	fall	within	this	
category,	I	will	recommend	it	be	clearly	differentiated.		This	is	because	wider	
community	aspirations	than	those	relating	to	development	and	use	of	land	can	be	
included	in	a	neighbourhood	plan,	but	actions	dealing	with	non-land	use	matters	should	
be	clearly	identifiable.12			
	
In	this	case,	a	number	of	Community	Aspirations	have	been	included	in	the	Plan.		They	
are	distinguishable	from	the	planning	policies,	but	I	recommend,	later	in	this	report,	
modifications	to	the	Plan	to	ensure	their	status	is	clear.		
	
	
5.0	The	basic	conditions	
	
	
Regard	to	national	policy	and	advice	
	
The	Government	revised	the	National	Planning	Policy	Framework	(NPPF)	on	19	
December	2023	and	updated	it	on	20	December	2023.		It	is	this	version	of	the	NPPF	that	
pertains	to	this	examination.	
	
The	NPPF	is	the	main	document	that	sets	out	the	Government’s	planning	policies	for	
England	and	how	these	are	expected	to	be	applied.	
	

																																																								
12	PPG	para	004	ref	id	41-004-20190509	
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In	particular	it	explains	that	the	application	of	the	presumption	in	favour	of	sustainable	
development	will	mean	that	neighbourhood	plans	should	support	the	delivery	of	
strategic	policies	in	local	plans	or	spatial	development	strategies	and	should	shape	and	
direct	development	that	is	outside	of	these	strategic	policies.13	
	
Non-strategic	policies	are	more	detailed	policies	for	specific	areas,	neighbourhoods	or	
types	of	development.14		They	can	include	allocating	sites,	the	provision	of	
infrastructure	and	community	facilities	at	a	local	level,	establishing	design	principles,	
conserving	and	enhancing	the	natural	and	historic	environment	as	well	as	set	out	other	
development	management	policies.15	
	
The	NPPF	also	makes	it	clear	that	neighbourhood	plans	give	communities	the	power	to	
develop	a	shared	vision	for	their	area.16		However,	neighbourhood	plans	should	not	
promote	less	development	than	that	set	out	in	strategic	policies	or	undermine	those	
strategic	policies.17	
	
The	NPPF	states	that	all	policies	should	be	underpinned	by	relevant	and	up	to	date	
evidence;	evidence	should	be	adequate	and	proportionate,	focused	tightly	on	
supporting	and	justifying	policies	and	take	into	account	relevant	market	signals.18	
	
Policies	should	be	clearly	written	and	unambiguous	so	that	it	is	evident	how	a	decision	
maker	should	react	to	development	proposals.		They	should	serve	a	clear	purpose	and	
avoid	unnecessary	duplication	of	policies	that	apply	to	a	particular	area	including	those	
in	the	NPPF.19	
	
On	6	March	2014,	the	Government	published	a	suite	of	planning	guidance	referred	to	as	
Planning	Practice	Guidance	(PPG).		This	is	an	online	resource	available	at	
www.gov.uk/government/collections/planning-practice-guidance	which	is	regularly	
updated.		The	planning	guidance	contains	a	wealth	of	information	relating	to	
neighbourhood	planning.		I	have	also	had	regard	to	PPG	in	preparing	this	report.			
	
PPG	indicates	that	a	policy	should	be	clear	and	unambiguous20	to	enable	a	decision	
maker	to	apply	it	consistently	and	with	confidence	when	determining	planning	
applications.		The	guidance	advises	that	policies	should	be	concise,	precise	and	
supported	by	appropriate	evidence,	reflecting	and	responding	to	both	the	planning	
context	and	the	characteristics	of	the	area.21	
	
PPG	states	there	is	no	‘tick	box’	list	of	evidence	required,	but	proportionate,	robust	
evidence	should	support	the	choices	made	and	the	approach	taken.22			It	continues	that	
																																																								
13	NPPF	para	13	
14	Ibid	para	28	
15	Ibid	
16	Ibid	para	29	
17	Ibid	
18	Ibid	para	31	
19	Ibid	para	16	
20	PPG	para	041	ref	id	41-041-20140306	
21	Ibid		
22	Ibid	para	040	ref	id	41-040-20160211	
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the	evidence	should	be	drawn	upon	to	explain	succinctly	the	intention	and	rationale	of	
the	policies.23		
	
Whilst	this	has	formed	part	of	my	own	assessment,	the	Basic	Conditions	Statement	sets	
out	how	the	Plan’s	objectives	and	policies	correspond	to	the	NPPF.				
	
Contribute	to	the	achievement	of	sustainable	development	
	
A	qualifying	body	must	demonstrate	how	the	making	of	a	neighbourhood	plan	would	
contribute	to	the	achievement	of	sustainable	development.			
	
The	NPPF	confirms	that	the	purpose	of	the	planning	system	is	to	contribute	to	the	
achievement	of	sustainable	development.24		This	means	that	the	planning	system	has	
three	overarching	and	interdependent	objectives	which	should	be	pursued	in	mutually	
supportive	ways	so	that	opportunities	can	be	taken	to	secure	net	gains	across	each	of	
the	different	objectives.25			
	
The	three	overarching	objectives	are:26		
	
a) an	economic	objective	–	to	help	build	a	strong,	responsive	and	competitive	

economy,	by	ensuring	that	sufficient	land	of	the	right	types	is	available	in	the	right	
places	and	at	the	right	time	to	support	growth,	innovation	and	improved	
productivity;	and	by	identifying	and	coordinating	the	provision	of	infrastructure;		
	

b) a	social	objective	–	to	support	strong,	vibrant	and	healthy	communities,	by	ensuring	
that	a	sufficient	number	and	range	of	homes	can	be	provided	to	meet	the	needs	of	
present	and	future	generations;	and	by	fostering	well-designed,	beautiful	and	safe	
places,	with	accessible	services	and	open	spaces	that	reflect	current	and	future	
needs	and	support	communities’	health,	social	and	cultural	well-being;	and	

	
c) an	environmental	objective	–	to	protect	and	enhance	our	natural,	built	and	historic	

environment;	including	making	effective	use	of	land,	improving	biodiversity,	using	
natural	resources	prudently,	minimising	waste	and	pollution,	and	mitigating	and	
adapting	to	climate	change,	including	moving	to	a	low	carbon	economy.	

	
The	NPPF	confirms	that	planning	policies	should	play	an	active	role	in	guiding	
development	towards	sustainable	solutions,	but	should	take	local	circumstances	into	
account	to	reflect	the	character,	needs	and	opportunities	of	each	area.27	
	
Whilst	this	has	formed	part	of	my	own	assessment,	the	Basic	Conditions	Statement	sets	
out	how	the	Plan	helps	to	achieve	each	of	the	objectives	of	sustainable	development	as	
outlined	in	the	NPPF	and	contains	a	robust	discussion	of	how	the	Plan	contributes.	

																																																								
23	PPG	para	040	ref	id	41-040-20160211	
24	NPPF	para	7	
25	Ibid	para	8	
26	Ibid	
27	Ibid	para	9	
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General	conformity	with	the	strategic	policies	in	the	development	plan		
	
The	development	plan	consists	of	the	Epping	Forest	Local	Plan	2011	to	2033	(LP)	
adopted	on	6	March	2023.		This	document	is	formed	of	Part	One	and	Part	Two	which	
contains	the	site-specific	policy	requirements	and	designations.		In	addition,	the	Essex	
Minerals	Local	Plan	2014	and	the	Essex	and	Southend-on-Sea	Waste	Local	Plan	2017	
and	other	made	neighbourhood	plans	also	form	part	of	the	development	plan.	
	
LP	Part	One	identifies	the	strategic	policies	as	those	beginning	with	SP,	H,	E,	T,	P	and	
Policies	D1	to	D5	and	D7.	
	
Whilst	this	has	formed	part	of	my	own	assessment,	the	Basic	Conditions	Statement	sets		
out	how	the	policies	in	the	Plan	conform	to	the	LP.	
	
Retained	European	Union	Obligations	
	
A	 neighbourhood	 plan	 must	 be	 compatible	 with	 retained	 European	 Union	 (EU)	
obligations.	 	 A	 number	 of	 retained	 EU	 obligations	 may	 be	 of	 relevance	 for	 these	
purposes	including	those	obligations	in	respect	of	Strategic	Environmental	Assessment,	
Environmental	 Impact	Assessment,	Habitats,	Wild	Birds,	Waste,	Air	Quality	and	Water	
matters.	
	
With	 reference	 to	 Strategic	 Environmental	 Assessment	 (SEA)	 requirements,	 PPG28	
confirms	that	it	is	the	responsibility	of	the	local	planning	authority	to	ensure	that	all	the	
regulations	appropriate	to	the	nature	and	scope	of	the	draft	neighbourhood	plan	have	
been	met.		It	states	that	it	is	the	local	planning	authority	who	must	decide	whether	the	
draft	plan	is	compatible	with	relevant	retained	EU	obligations	when	it	takes	the	decision	
on	whether	the	plan	should	proceed	to	referendum	and	when	it	takes	the	decision	on	
whether	or	not	to	make	the	plan.			
	
Strategic	Environmental	Assessment		
	
The	provisions	of	the	Environmental	Assessment	of	Plans	and	Programmes	Regulations	
2004	(the	 ‘SEA	Regulations’)	concerning	the	assessment	of	the	effects	of	certain	plans	
and	programmes	on	the	environment	are	relevant.		The	purpose	of	the	SEA	Regulations,	
which	 transposed	 into	domestic	 law	Directive	2001/42/EC	 (the	 ‘SEA	Directive’),	are	 to	
provide	a	high	 level	of	protection	of	 the	environment	by	 incorporating	environmental	
considerations	into	the	process	of	preparing	plans	and	programmes.		
	
A	SEA	Screening	Report	dated	9	May	2024	has	been	prepared.		This	concludes	that	the	
Plan	is	not	predicted	to	have	likely	significant	effects,	either	alone	or	in	combination	
with	other	plans	and	projects	and	therefore	‘screened	out’	SEA.		The	Screening	Report	
includes	summaries	of	the	responses	from	the	consultation	with	the	statutory	
consultees.		Both	Natural	England	and	Historic	England	agreed	with	the	conclusion,	but	

																																																								
28	PPG	para	031	ref	id	11-031-20150209		
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the	Environment	Agency	responded	indicating	they	are	unable	to	respond	to	screening	
requests.	
	
I	have	treated	the	Screening	Report	to	be	the	statement	of	reasons	that	the	PPG	advises	
must	be	prepared	and	submitted	with	the	neighbourhood	plan	proposal	and	made	
available	to	the	independent	examiner	where	it	is	determined	that	the	plan	is	unlikely	
to	have	significant	environmental	effects.29	
	
Taking	account	of	the	characteristics	of	the	Plan,	the	information	put	forward	and	the	
characteristics	of	the	areas	most	likely	to	be	affected,	I	have	no	reason	to	disagree	with	
the	conclusions	of	the	Screening	Report	and	consider	that	the	requirements	in	respect	
of	SEA	have	been	met.	
	
Habitats	Regulations	Assessment	
	
The	 provisions	 of	 the	 Conservation	 of	 Habitats	 and	 Species	 Regulations	 2017	 (the	
‘Habitats	 Regulations’),	 which	 transposed	 into	 domestic	 law	Directive	 92/43/EEC	 (the	
‘Habitats	Directive’),	are	also	of	relevance	to	this	examination.		They	constitute	retained	
EU	law	under	the	European	Union	(Withdrawal)	Act	2018	and	section	5	of	the	Retained	
EU	Law	(Revocation	and	Reform)	Act	2023.		
	
The	 Conservation	 of	 Habitats	 and	 Species	 Regulations	 2017	 were	 amended	 by	 the	
Conservation	of	Habitats	and	Species	(Amendment)	(EU	Exit)	Regulations	2019/579	but	
they	were	not	intended	to	introduce	any	change	in	policy30.	
	
Regulation	63	of	 the	Habitats	Regulations	 requires	a	Habitats	Regulations	Assessment	
(HRA)	to	be	undertaken	to	determine	whether	a	plan	is	likely	to	have	a	significant	effect	
on	a	European	 site,	 either	alone	or	 in	 combination	with	other	plans	or	projects.	 	 The	
HRA	assessment	determines	whether	 the	Plan	 is	 likely	 to	have	significant	effects	on	a	
European	 site	 considering	 the	 potential	 effects	 both	 of	 the	 Plan	 itself	 and	 in	
combination	 with	 other	 plans	 or	 projects.	 	 Where	 the	 potential	 for	 likely	 significant	
effects	cannot	be	excluded,	an	appropriate	assessment	of	the	 implications	of	the	Plan	
for	 that	 European	 Site,	 in	 view	 of	 the	 Site’s	 conservation	 objectives,	must	 be	 carried	
out.	 	 Case	 law	 has	 established	 that	 article	 6(3)	 requires	 a	 strict	 "precautionary	
approach"	and	the	Habitat	Regulations	should	be	interpreted	“purposively”.			
	
On	28	December	2018,	the	basic	condition	prescribed	in	Regulation	32	and	Schedule	2	
(Habitats)	of	the	Neighbourhood	Planning	(General)	Regulations	2012	(as	amended)	was	
substituted	 by	 a	 new	 basic	 condition	 brought	 into	 force	 by	 Regulation	 3(2)	 of	 the	
Conservation	of	Habitats	and	Species	and	Planning	(Various	Amendments)	(England	and	
Wales)	 Regulations	 2018/1307	 which	 provides	 that	 the	making	 of	 the	 plan	 does	 not	
breach	the	requirements	of	Chapter	8	of	Part	6	of	the	Habitats	and	Species	Regulations	
2017.			

																																																								
29	PPG	para	028	ref	id	11-028-20150209	
30	CG	Fry	&	Son	Limited	V	Secretary	of	State	 for	Housing<	Communities	and	Local	Government	 (formerly	known	as	
SoS	for	LU,	H&C)	&	anor	[2025]	UKSC	35	at	para	32	
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A	Screening	Report	dated	9	May	2024	has	been	submitted.		The	report	details	four	sites;	
the	Epping	Forest	Special	Area	of	Conservation	(SAC),	the	Lee	Valley	Special	Protection	
Area	(SPA)	and	Ramsar,	and	the	Wormley	Hoddesdonpark	Woods	SAC.			
	
The	Screening	Report	concludes	that	no	likely	significant	effects	are	predicted,	either	
alone	or	in	combination	with	other	plans	and	projects.		Consultation	with	Natural	
England	has	taken	place	and	they	concur	that	significant	effects	are	unlikely,	either	
alone	or	in	combination.	
	
Taking	into	account	the	distance	from,	the	nature	and	characteristics	of	the	European	
sites	and	the	nature	and	contents	of	the	Plan,	I	have	no	reason	to	disagree	with	the	
conclusion	of	the	Screening	Report	and	consider	that	the	prescribed	basic	condition	
relating	to	the	Conservation	of	Habitats	and	Species	Regulations	2017	is	complied	with.		
	
European	Convention	on	Human	Rights	(ECHR)	
	
The	Basic	Conditions	Statement	contains	a	statement	in	relation	to	human	rights	and	
equalities.	Having	regard	to	the	Basic	Conditions	Statement,	there	is	nothing	in	the	Plan	
that	leads	me	to	conclude	there	is	any	breach	or	incompatibility	with	Convention	rights.	
	
The	ultimate	responsibility	for	determining	whether	a	plan	meets	EU	obligations	lies	
with	the	local	planning	authority.		EFDC	does	not	raise	any	concerns	in	this	regard.	
	
	
6.0	Detailed	comments	on	the	Plan	and	its	policies	
	
	
In	this	section	I	consider	the	Plan	and	its	policies	against	the	basic	conditions.		
	
The	Plan	is	presented	to	a	good	standard	with	many	photographs	of	the	area	giving	it	a	
distinctly	local	feel.		It	contains	18	policies.		There	is	a	helpful	contents	page	and	a	
foreword	from	the	Mayor,	Epping	Town	Council,	at	the	start	of	the	Plan.		I	do	not	
consider	it	appropriate	to	recommend	changes	to	the	Mayor’s	foreword,	however	
references	to	earlier	drafts	of	the	now	adopted	Local	Plan	and	the	Neighbourhood	Plan	
identifying	site	allocations	when	the	allocations	are	made	by	the	Local	Plan	are,	to	my	
mind,	potentially	confusing.		Consideration	could	therefore	be	given	to	updating	the	
foreword	for	future	versions	of	the	Plan.	
	
1. Introduction	
	
The	first	section	of	the	Plan	is	well	written	and	well	presented	and	contains	a	wealth	of	
information	about	the	Plan	area.		It	will	need	some	natural	updating	as	the	Plan	
progresses	towards	being	made.			
	
I	have	also	recommended	a	modification	earlier	in	my	report	in	respect	of	the	Map	on	
page	5	in	this	section	(MN1).	
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2.	Epping:	The	Big	Picture	
	
This	section	sets	out	the	planning	context	for	the	area	and	is	one	of	a	number	of	
sections	of	the	Plan	that	I	asked	the	Town	Council	and	EFDC	to	review	together.		My	key	
objective	for	this	section	was	to	update	it	given	that	the	Local	Plan	has	now	been	
adopted.	
	
It	would	also	be	useful	for	the	Plan	to	acknowledge	that	the	Plan	was	prepared	in	line	
with,	and	examined	under,	the	December	2023	NPPF,	but	that	a	new	NPPF	was	
published	in	December	2024	for	the	avoidance	of	any	doubt.			
	
In	addition,	there	are	some	other	necessary	changes	and	updates	to	this	section	in	the	
interests	of	accuracy	and	clarity.	
	
Modifications	MN3	–	MN7	are	accordingly	made	to	address	these	points.	
	
3.	Vision	and	Aims	
	
The	vision	for	the	area	is:	
	

“A	community	proud	of	its	quality	of	life,	its	market-town	heritage,	proximity	to	
London,	and	its	strong	links	to	Epping	Forest,	ready	to	maximise	its	potential	as	a	
destination	of	historical	importance.	

	
A	community	which	acknowledges	the	need	for	proportionate	new	housing	with	
increased	infrastructure	and	jobs,	facilities,	amenities	and	buildings	to	support	
local	needs	and	a	town	centre	which	is	working,	sustainable,	varied	and	vibrant	
containing	a	balance	of	retail,	commercial,	employment	and	mixed	residential	
developments	respecting	the	surroundings,	attracting	residents,	visitors	and	
tourists	to	its	varied	commercial,	arts,	recreation	and	cultural	offers.	
	
A	community	which	values	its	location	in	the	Green	Belt	and	the	green	spaces	
contributing	to	the	appearance	and	vitality	of	the	Parish.”	

	
The	detailed	and	distinctive	vision	is	underpinned	by	seven	aims.	
	
Both	the	vision	and	the	aims	are	clearly	articulated	and	relate	to	the	development	and	
use	of	land	putting	sustainable	development	at	the	heart	of	the	Plan.	
	
Reference	is	also	made	to	Community	Aspirations.		In	the	interests	of	clarity,	
modification	MN8	is	recommended	to	ensure	their	purpose	and	status	is	clear.	
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4.		The	Forest,	Green	Belt	&	Natural	Environment	
	
There	are	two	policies	in	this	section.		At	this	juncture,	it	is	helpful	for	me	to	set	out	the	
District	planning	context	for	the	Plan	area.			
	
LP	Policy	SP1	sets	out	the	spatial	development	strategy	for	2011	–	2033.		The	LP	
provides	for	a	minimum	of	11,400	new	homes	including	some	2,851	affordable	homes.		
This	overall	projected	housing	requirement	built	in	some	contingency.		In	relation	to	job	
growth,	a	minimum	of	10,800	new	jobs	are	planned.		This	includes	the	promotion	of	
Town	Centre	development	and	regeneration,	encouraging	Town	Centres	to	
complement	larger,	subregional	and	regional	retail	destinations	and	encouraging	new	
businesses.	
	
LP	Policy	SP1	sets	out	the	number	of	homes	to	be	provided	in	Epping.	The	provision	of	
approximately	709	homes	has	been	informed	by	the	aspiration	for	Epping	to	support	an	
appropriate	level	of	growth	to	continue	in	its	role	as	one	of	the	main	towns	within	the	
District.		
	
In	line	with	LP	Policy	SP1,	LP	Policy	P1	allocates	nine	sites	for	residential	and	mixed	use	
as	well	as	four	sites	for	employment	use	in	Epping.		A	new	leisure	centre	to	replace	one	
lost	by	one	of	the	site	allocations	is	also	proposed.			
	
The	housing	provision	in	the	LP	includes	around	450	new	homes	in	South	Epping	which	
is	a	strategic	site	and	one	that	the	LP	requires	a	strategic	masterplan	for.		The	LP	
explains	that	the	strategy	has	been	developed	to	minimise	the	loss	of	Green	Belt,	
maximise	the	use	of	sites	within	existing	settlements	and	to	focus	development	in	what	
are	regarded	as	the	most	sustainable	locations.			
	
In	addition,	approximately	six	homes	are	allocated	at	land	at	Parklands	in	Coopersale	in	
LP	Policy	P12.	
	
LP	Policy	SP2	sets	out	place	shaping	principles.		These	include	the	provision	of	a	range	of	
housing	types	and	sizes,		employment	opportunities,	high	quality	design,	open	space,	
enhancing	the	natural	environment,	recreational,	cultural	and	retail	facilities,	
sustainable	movement	and	access	and	recognising	the	important	features,	character	
and	assets	of	existing	settlements.	
	
LP	Policy	SP5	sets	out	the	extent	of	the	Green	Belt.		This	included	alterations	to	the	
Green	Belt	boundary	including	at	the	South	Epping	site.		This	LP	policy	also	refers	to	
Local	Greenspace.	
	
LP	Policy	SP6	refers	to	the	natural	environment,	landscape	character	and	green	and	
blue	infrastructure.		In	essence,	this	policy	seeks	to	ensure	the	natural	environment	is	
protected	and	enhanced	and	access	to	it	extended	with	a	comprehensive	network	of	
green	and	blue	corridors	helping	to	achieve	this.		In	addition,	it	protects	the	green	and	
blue	infrastructure	assets	of	the	towns	and	villages	and	seeks	to	improve	the	quality	of	
existing	greenspace.		This	strategic	policy	also	provides	the	framework	for	non-strategic	
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LP	Policies	DM1	–	DM6	which,	amongst	other	matters,	refer	to	the	Epping	Forest	SAC	as	
well	as	habitat	protection	and	improving	biodiversity.	
	
LP	Policy	E4	refers	to	the	visitor	economy.		Amongst	other	things,	it	encourages	
sustainable	tourism	in	rural	areas	including	through	better	linkages	between	the	
settlements	and	rural	surroundings	and	opportunities	for	the	enjoyment	of	the	Epping	
Forest.		In	addition,	this	LP	policy	encourages	the	improvement	of	sustainable	and	
active	transport	opportunities	for	visitors	in	order	to	minimise	increases	in	traffic	and	
the	affects	it	will	have	on	the	highway	network	and	air	quality.	
	
I	am	mindful	that	the	LP	has	been	relatively	recently	adopted.		A	number	of	
representations	refer	to	the	direction	of	travel	in	national	policy	and	the	need	to	
consider	additional	sites	for	development	or	to	safeguard	sites.		The	transitional	
arrangements	in	the	NPPF	which	I	have	already	referred	to	make	it	clear	this	Plan	is	
examined	under	the	December	2023	version.		There	is	no	obligation	for	the	Plan	to	
consider	other	or	additional	sites	for	allocation	or	safeguarding	purposes.		Furthermore,	
EFDC	has	indicated	that	the	overall	Plan	is	in	general	conformity	with	the	LP.	
	
Policy	1:	Protection	of	the	Forest	and	the	Green	Belt	
	
The	protection	of	Epping	Forest	is	a	key	theme	in	the	LP	and	in	this	Plan.		Policy	1	also	
considers	the	Green	Belt.		The	boundaries	of	the	Green	Belt	have	been	modified	
through	the	LP.		This	Plan	does	not	seek	to	alter	the	boundaries	of	the	Green	Belt	
further.			
	
The	NPPF	stresses	the	great	importance	the	Government	attaches	to	the	Green	Belt.31		
It	states	that	the	fundamental	aim	of	Green	Belt	policy	is	to	prevent	urban	sprawl	by	
keeping	land	permanently	open;	the	essential	characteristics	of	Green	Belts	are	their	
openness	and	their	permanence.32		
	
The	first	part	of	Policy	1	refers	to	the	protection	of	Epping	Forest	and	the	Green	Belt.		I	
found	the	wording	a	little	confusing	and	so	recommend	a	modification	in	the	interests	
of	clarity.			
	
The	second	element	of	the	policy	refers	to	improved	accessibility	to	the	countryside	
around	Epping	and	promotes	‘	Epping	Greenways’	cross-referencing	EFDC’s	Green	
Infrastructure	Strategy	which	has	now	been	adopted.		The	Green	Infrastructure	Strategy	
recognises	that	new	residential	development	within	parts	of	the	District	could	result	in	
more	residents	visiting	Epping	Forest.		The	areas	where	this	is	of	concern	are	defined	by	
a	Zone	of	Influence	of	6.2km.		A	Strategic	Access	Management	and	Monitoring	Strategy	
has	been	adopted	by	EFDC	to	mitigate	any	adverse	effects	from	increased	use	of	the	
Forest.			
			
The	NPPF	indicates	that	planning	policies	should	protect	and	enhance	public	rights	of	
way	and	access,	including	taking	opportunities	to	provide	better	facilities	for	users,	for	
																																																								
31	NPPF	para	142	
32	Ibid	
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example	by	adding	links	to	existing	rights	of	way	networks.33		It	encourages	
opportunities	to	achieve	net	environmental	gains	such	as	developments	which	improve	
public	access	to	the	countryside.34		It	recognises	the	benefits	of	access	to	a	network	of	
high	quality	open	spaces.35			It	encourages	plans	to	enable	and	support	healthy	lifestyles	
including	through	the	provision	of	safe	and	accessible	green	infrastructure	and	walking	
and	cycling.36	
	
In	response	to	my	query	about	the	Greenways,	the	Town	Council	confirms	this	is	a	term	
coined	during	the	Plan	preparation	process.		This	is	a	term	which	may	work	well	and	it	is	
a	principle	I	support	in	line	with	national	and	local	policy.			
	
I	note	that	the	proposed	Greenways	are	indicatively	shown	on	Map	1	on	page	23	of	the	
Plan.		However,	there	is	little	supporting	information	for	the	location	of	the	proposed	
Greenways	and	although	there	may	well	be	merit	in	these	particular	routes,	I	cannot	be	
sure	of	the	rationale	for	these.		Their	delivery	is	covered	by	the	Action	Plan.		Accordingly	
a	modification	is	made	to	the	policy	to	make	this	laudable	aim	more	generalist	in	
nature.			
	
The	last	element	of	the	policy	is	clear	that	it	is	not	the	aim	of	the	Plan	to	increase	visitor	
numbers	to	Epping	Forest,	but	rather	to	ensure	any	visits	which	are	made	are	made	in	a	
more	sustainable	way.		This	appears	to	be	a	little	at	odds	with	paragraph	4.1	of	the	
supporting	text	which	could	be	interpreted	as	seeking	to	increase	visitor	numbers.			
	
However,	this	last	element	does	not	solely	deal	with	development	and	use	of	land	and	
so	I	will	suggest	this	is	combined	with	a	new	paragraph	4.1	and	moved	to	the	supporting	
text.		This	then	will	align	better	with	LP	Policy	E4	which,	amongst	other	things,	seeks	to	
support	sustainable	tourism	including	better	linkages	between	settlements	and	the	
surrounding	areas	and	opportunities	to	enjoy	Epping	Forest	as	well	as	other	policies	in	
the	LP.	
	
Paragraph	4.2	of	the	supporting	text	refers	to	the	Green	Belt	and	the	NPPF,	but	I	do	not	
recognise	all	of	the	bullet	points	made	in	relation	to	the	Green	Belt.		This	paragraph	
therefore	requires	amendment.	
	
I	now	turn	to	consider	Map	1,	referred	to	in	this	policy	and	found	on	page	23	of	the	
Plan.		Given	my	conclusions	about	the	lack	of	information	about	the	proposed	
Greenway	routes,	they	should	be	removed	from	Map	1.			
	
Map	1	is	titled	the	Proposals	Map	for	the	Parish.		It	includes	the	site	allocations	
contained	in	the	LP	including	South	Epping.		It	shows	a	new	car	park,	but	I	do	not	have	
any	information	on	what	this	relates	to.		In	addition,	Map	1	shows	the	proposed	Local	
Green	Spaces	and	wildlife	corridors	which	I	discuss	in	relation	to	Policy	2.		MN43	at	the	
end	of	the	Annex	deals	with	Map	1.	

																																																								
33	NPPF	para	104	
34	Ibid	para	124	
35	Ibid	para	102	
36	Ibid	para	96	
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Accordingly,	with	modifications	MN9	and	MN10	to	address	these	points,	the	basic	
conditions	will	be	met	as	Policy	1	will	have	regard	to	national	policy,	will	be	in	general	
conformity	with	LP	Policies	SP6	and	E4	in	particular	and	will	help	to	achieve	sustainable	
development.	
	
I	note	a	representation	from	the	City	of	London,	which	owns	Epping	Forest	supports	the	
high	importance	that	the	Forest	has	and	agrees	with	the	premise	in	Policy	1	that	the	
Forest	should	be	visited	in	a	more	sustainable	way	and	visitors	encouraged	to	visit	other	
green	spaces	and	countryside	around	the	town.	
	
Policy	2:	Protect	and	Enhance	Open	Space	Within	the	Parish	
	
This	policy	seeks	to	do	a	number	of	different	things.		It	refers	to	Map	1	on	page	23	of	
the	Plan.			
	
It	firstly	seeks	to	designate	two	areas	of	Local	Green	Space	(LGS);	Stonards	Hill	and	the	
Coopersale	cricket	ground.	
	
The	NPPF	explains	that	LGSs	are	green	areas	of	particular	importance	to	local	
communities.37			The	designation	of	LGSs	should	be	consistent	with	the	local	planning	of	
sustainable	development	and	complement	investment	in	sufficient	homes,	jobs	and	
other	essential	services.38		It	is	only	possible	to	designate	LGSs	when	a	plan	is	prepared	
or	updated	and	LGSs	should	be	capable	of	enduring	beyond	the	end	of	the	plan	
period.39			
	
The	NPPF	sets	out	three	criteria	for	green	spaces.40		These	are	that	the	green	space	
should	be	in	reasonably	close	proximity	to	the	community	it	serves,	be	demonstrably	
special	to	the	local	community	and	hold	a	particular	local	significance	and	be	local	in	
character	and	not	be	an	extensive	tract	of	land.		Further	guidance	about	LGSs	is	given	in	
PPG.	
	
The	policy	then	refers	to	Swaines	Green	as	a	Local	Wildlife	Site	and	Green	Belt.	
	
Then	the	policy	lists	six	areas	which	it	indicates	meet	the	criteria	for	LGS;	one	of	which	is	
Swaines	Green.	
	
The	policy	then	refers	to	the	Green	Infrastructure	Strategy	and	Open	Space	Strategy	at	
EFDC	level.		It	then	indicates	that	the	policies	operate	to	ensure	that	the	areas	of	
Coopersale,	Coopersale	Street	and	Fiddlers	Hamlet	remain	separate	from	Epping	and	
surrounded	by	countryside.	
	

																																																								
37	NPPF	para	105	
38	Ibid	
39	Ibid	
40	Ibid	para	106	



			 21		

Then	the	policy	refers	to	areas	which	will	be	protected	with	no	reduction	in	the	extent	
or	quality	of	open	space,	but	only	specifically	refers	to	Frampton	Road	football	ground	
and	Epping	Cricket	Ground.	
	
Then	the	policy	identifies	wildlife	corridors	and	priority	areas	including	trees	and	
hedgerows	at	Stewards	Green	Lane	and	South	Epping.	
	
Lastly,	the	policy	identifies	a	number	of	both	specific	and	unnamed	areas	to	retain	as	
open	space	including	the	Golf	Course	and	the	playing	fields	at	Epping	St	John’s	and	
Epping	Primary	School	as	well	as	more	generally	allotments,	cemetery,	recreation	and	
play	areas.	
	
The	policy	seeks	to	cover	a	lot	of	ground	and	its	premise	is	laudable.		However,	despite	
some	information	contained	in	the	Green	Open	Spaces	Protection	document	of	
September	2021,	insufficient	evidence	has	been	presented	to	support	the	two	LGSs.		
Furthermore	a	representation	indicates	there	has	been	no	prior	contact	with	the	
landowners.		On	the	basis	of	the	information	available	to	me	now,	I	therefore	have	little	
option	but	to	delete	this	element	of	the	policy.	
	
Paragraph	two	of	the	policy	then	refers	to	other	areas	which	meet	the	criteria	for	LGS	
designation.		It	is	unclear	to	me	whether	the	policy	seeks	to	designate	these	areas.		In	
any	case,	there	is	insufficient	evidence	to	support	these	areas	as	LGSs.		Therefore	there	
is	no	option	except	to	recommend	deletion.	
	
The	third	element	of	the	policy	is	largely	commentary	about	the	provision	of	open	space	
and	then	refers	in	essence	to	coalescence	between	Epping	Town	and	the	hamlets	of	
Coopersale,	Coopersale	Street	and	Fiddlers	Hamlet.		These	are	two	different	aims.		
Again	these	may	well	be	valid	aims,	but	there	is	insufficient	evidence	to	support	a	policy	
on	coalescence	and	a	high	reliance	on	a	draft	Green	Infrastructure	Strategy	(which	is	
now	adopted	and	so	differences	may	have	occurred)	and	an	Open	Space	Strategy	of	
2017,	some	time	ago.			
	
The	fourth	element	refers	to	protection	for	open	space,	naming	two	areas.		Again	this	is	
unclear	and	imprecise.	
	
The	fifth	element	then	refers	to	wildlife	corridors	and	priority	areas.		This	introduces	a	
new	and	different	topic	from	the	retention	of	open	space	although	obviously	there	are	
pragmatic	links	between	the	two.		There	is	insufficient	evidence	to	support	the	named	
areas.			
	
The	last	element	of	the	policy	seeks	to	retain	open	space	for	named	areas	as	well	as	
more	generally	referring	to	allotments,	cemeteries	and	play	areas.			
	
The	policy,	as	currently	presented,	is	too	imprecise	and	confusing	to	be	able	to	
implement	it	with	any	degree	of	precision.		There	is	insufficient	evidence	to	support	the	
proposed	LGSs	and	the	inclusion	of	other	named	areas.		There	are	also	a	number	of	
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representations	which	point	to	the	lack	of	basis	for	the	proposals,	the	inconsistencies	
and	concern	about	the	delivery	of	some	of	the	schemes.			
	
In	my	Questions	of	Clarification	and	Note	of	Interim	Findings,	I	indicated	that	Policy	2,	
alongside	others,	might	be	candidates	for	deletion	to	give	the	Town	Council	a	sense	of	
the	nature	of	the	changes	I	was	considering	at	that	time.		That	Note	also	stressed	that	it	
was	written	without	prejudice	to	the	outcome	of	the	examination.			
	
As	the	examination	progressed,	I	reached	the	conclusion	that	the	overarching	aims	of	
the	policy	have	merit	and	are	in	line	with	both	national	and	District	level	policy.		This	
includes	LP	Policy	SP6	which,	amongst	other	things,	protects	the	green	infrastructure	of	
towns	and	seeks	to	improve	the	quality	of	open	spaces.		The	LP	recognises	the	
importance	of	open	spaces	including	allotments,	ponds,	streams,	roadside	verges	and	
cemeteries	as	well	as	landscape	features.41		Both	the	LP	and	the	NPPF	contain	
definitions	of	“open	space”.		Modification	MN11	is	therefore	made	to	convert	this	
policy	into	a	non-location	specific	policy	on	open	space	and	other	green	infrastructure	
features.	
	
Turning	now	to	the	supporting	text,	paragraph	4.3	refers	to	Policy	2	and	requires	
modification	as	a	result	of	the	amendment	to	Policy	2.		The	last	part	of	this	paragraph		
refers	to	the	possible	expansion	of	Epping	Forest.		This	is	not	explained	elsewhere	and	I	
am	not	aware	of	any	such	plans.		In	the	interests	of	clarity,	I	recommend	this	reference	
be	removed.	
	
Paragraph	4.4	requires	some	amendment	as	it	is	the	whole	of	the	development	plan	
which	is	considered	by	decision	takers	in	relation	to	any	further	development	proposals	
not	the	specific	three	policies	referred	to.		Paragraphs	4.5	and	4.6	also	require	
amendment	as	they	read	as	policy	rather	than	supporting	text.			
	
With	modifications	MN11	and	MN12,	Policy	2	and	its	supporting	text	will	meet	the	basic	
conditions	by	having	regard	to	national	policy	especially	in	relation	to	green	
infrastructure	and	open	spaces	described	in	my	discussion	of	Policy	1	above,	being	in	
general	conformity	with	the	LP	and	particularly	LP	Policies	SP6	and	P1	and	helping	to	
achieve	sustainable	development.	
	
5.		Epping’s	Growth	&	Development		
	
There	are	three	policies	in	this	section.		I	asked	the	Town	Council	and	EFDC	to	consider	
revising	this	section	so	that	it	was	up	to	date	and	clearer.		The	Town	Council	has	
suggested	a	number	of	changes	to	this	section	including	the	deletion	of	Policies	3,	4	and	
5.	
	
I	have	considered	these	suggested	amendments	alongside	my	own	assessment.		I	agree	
that	Policy	3:	Development	Proposals	now	does	not	serve	any	useful	purpose	with	the	
passage	of	time	and	should	be	deleted.			

																																																								
41	Local	Plan,	para	2.152,	page	53	
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Policy	4	(untitled)	states	that	the	Town	Council	will	consider	development	proposals	
taking	account	of	the	LP,	the	NPPF	and	other	policies	in	the	Plan.		The	policy	achieves	
little,	as	any	decision	taker	would	have	to	consider	all	the	relevant	policies	in	the	
development	plan	and	any	other	material	considerations	as	set	out	in	statute.		In	
addition,	at	the	present	time,	the	Town	Council	is	not	a	determining	authority.		Given	all	
of	these	issues,	I	agree	the	policy	should	be	deleted.	
	
Policy	5	(untitled)	relates	to	South	Epping,	a	strategic	site	identified	in	the	LP.		LP	Policy	
P1	sets	out	a	list	of	considerations	and	the	need	for	a	strategic	masterplan.		Whilst	
Policy	5	reflects	LP	Policy	P1,	it	specifies	450	homes	rather	than	the	approximate	
number	in	the	LP	and	is	more	specific	in	some	of	its	references;	for	example	to	a	
pharmacy	whereas	the	LP	simply	refers	to	community	and	health	facilities	and	retail	
uses.			
	
I	note	that	the	Plan	supports	the	delivery	of	the	site	and	there	is	nothing	to	suggest	that	
this	policy	does	not	plan	positively	to	support	the	LP.		I	also	consider	that	it	is	acceptable	
for	a	neighbourhood	plan	in	principle	to	set	out	requirements	for	example	for	
infrastructure	required	to	address	the	demands	of	the	development	identified.		
However,	this	must	be	supported	by	evidence	for	those	needs	and	how	it	might	be	
delivered	as	part	of	the	strategic	schemes.	
	
In	this	case,	the	wording	of	Policy	5	does	not,	in	my	view,	add	much	to	the	policies	at	LP	
level,	particularly	when	a	strategic	masterplan	is	to	be	prepared	for	the	site.		It	would	be	
possible	for	the	Town	Council	to	collate	the	local	community’s	views	on	local	needs	and	
how	best	the	site	could	be	integrated	with	the	existing	town	as	part	of	a	‘community	
aspirations’	section	like	the	one	prepared	in	relation	to	accessibility	and	connectivity	
later	in	the	Plan.		I	therefore	agree	Policy	5	should	be	deleted.	
	
Modifications	MN13,	MN14	and	MN15	delete	these	three	policies.	
	
These	modifications	mean	that	this	section	does	not	include	any	policies	for	growth	or	
development.		Some	representations	seek	new	site	allocations.		However,	as	I	explain	in	
an	earlier	section	of	my	report,	the	Plan	is	not	obliged	to	include	policies	for	housing	
growth;	rather	the	Plan	now	supports	the	adopted	LP	in	this	respect.			
	
I	have	also	considered	whether,	and	reached	the	conclusion	that,	it	would	be	
appropriate	to	update	and	revise	the	supporting	text	given	the	lack	of	policies	in	this	
section.	Modification	MN16	sets	out	the	proposed	changes	in	the	interests	of	clarity	
and	accuracy.		I	consider	the	new	paragraph	recommended	for	inclusion	at	the	end	of	
this	section	deals	sufficiently	with	any	changes	to	a	national	policy	stance.	
	
6.		Accessibility	&	Connectivity	
	
This	section	has	three	policies.		All	are	aimed	at	helping	to	address	particular	concerns	
of	the	local	community	around	access,	infrastructure	capacity	and	congestion	in	the	
light	of	the	growth	anticipated	locally	and	further	afield.		The	section	also	contains	a	
number	of	community	aspirations	in	three	boxes.	
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I	asked	the	Town	Council	and	EFDC	to	review	this	section	with	a	view	to	updating	it	and	
to	respond	to	a	number	of	representations	that	pointed	to	the	need	for	the	community	
aspirations	boxes	to	be	amended.	
	
Modification	MN17	deals	with	changes	to	the	supporting	text.			
	
The	NPPF	indicates	that	transport	issues	should	be	considered	from	the	earliest	stages	
of	plan-making	and	development	proposals	so	that,	amongst	other	things,	opportunities	
to	promote	walking,	cycling	and	public	transport	use	are	identified	and	pursued.42	
	
LP	Policy	T1	seeks	to	promote	transport	choice	through	improved	public	transport,	
cycling	and	walking	networks	and	opportunities	to	improve	access	to	the	Town	Centre	
by	all	modes	of	transport	with	good	integration	between	modes.		It	refers	to	adopted	
parking	standards	and	supports	reduced	parking	development	in	sustainable	locations.		
	
LP	Policy	P1	refers	to	sustainable	transport	choices	including	the	provision	of,	and	
improvement	to,	existing	cycling	and	walking	networks	and	access	to	passenger	
transport	services.	
	
Policy	6:	Enhancing	Epping	Station.		I	asked	the	Town	Council	about	the	continued	
relevance	of	this	policy	and	revisions	have	been	put	forward.		At	the	same	time	I	deal	
with	other	revisions	to	the	policy	in	the	interests	of	clarity	and	to	help	address	the	
points	raised	in	representations	including	from	ECC	and	TfL.			
	
I	note	that	EFDC	has	indicated	that	the	originally	drafted	policy	is	not	generally	
incompatible	with	the	LP	although	concerns	over	deliverability	of	the	policy	have	been	
raised.		In	addition,	any	increase	in	car	parking	is	not	regarded	to	align	with	the	policy	
direction	in	the	LP.		The	recommended	modifications	to	the	policy	will	help	to	address	
these	concerns.	
	
Modification	MN18	amends	Policy	6	to	enable	it	to	meet	the	basic	conditions.		With	
these	changes,	Policy	6	will	have	regard	to	national	policy,	be	in	general	conformity	with	
LP	Policies	T1	and	P1	in	particular	and	help	to	achieve	sustainable	development.	
	
Policy	7:	Walking,	Cycling	and	Car	Parking	sets	out	a	presumption	against	the	net	loss	
of	existing	public	car	parking	provision.	
	
The	Town	Council	has	put	forward	an	amended	policy,	but	I	have	made	a	number	of	
other	changes.		These	have	been	made	to	ensure	that	walking,	cycling	and	public	
transport	are	encouraged	and	that	the	NPPF’s	stance	on	charging	of	plug-in	and	other	
ultra	low	emission	vehicles43	is	included	in	the	car	parking	provision	and	that	the	Town	
Council’s	desire	to	retain	public	car	parking	provision	is	achieved,	but	that	the	LP’s	
stance	on	parking	for	new	developments	in	sustainable	locations	is	aligned.		
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Modification	MN19	amends	Policy	7	to	enable	it	to	meet	the	basic	conditions.		With	
these	changes,	Policy	7	will	have	regard	to	national	policy,	be	in	general	conformity	with	
the	LP	and	especially	LP	Policies	T1	and	P1	and	help	to	achieve	sustainable	
development.	
	
Policy	8:	Paths	to	Countryside	refers	to	‘Epping	Greenways’,	already	referenced	in	
Policy	1	of	the	Plan,	which	are	combined	walking	and	cycling	routes	linking	the	town	
centre	with	the	surrounding	countryside.		Complementary	facilities	such	as	way	marking	
and	seating	will	be	provided.		The	policy	is	to	be	delivered	through	development	
proposals	as	appropriate.		The	Town	Council	put	forward	amendments	to	this	policy.	
	
Policy	8	is	now	clearer	and	deliverable	subject	to	viability	and	other	considerations.			
	
With	modification	MN20,	Policy	8	will	meet	the	basic	conditions	by	having	regard	to	
national	policy,	being	in	general	conformity	with	LP	Policies	SP6	and	P1	in	particular	and	
helping	to	achieve	sustainable	development.	
	
Modification	MN21	consolidates	the	three	Community	Aspirations	boxes	in	this	section	
and	addresses	many	of	the	concerns	raised	in	representations.		Some	of	the	aspirations	
that	representations	asked	to	be	deleted,	remain.		This	is	because	even	though	the	
aspirations	may	be	difficult	to	achieve,	they	are	a	record	of	the	local	community’s	
aspirations	and	are	nonetheless	worth	pursuing	at	this	stage	to	see	if	they	can	be	fully	
or	partly	achieved	now	or	at	a	future	date.	
	
7.	Epping	Town	Centre	
	
The	Plan	is	rightly	proud	of	Epping’s	market	town	history	and	its	numerous	listed	
buildings	and	two	Conservation	Areas	(CA).		The	town	centre	is	identified	in	the	LP	as	
one	of	two	of	the	District’s	Town	Centres.		The	Plan	seeks	to	ensure	that	this	important	
role	is	retained	and	that	the	town	centre	will	continue	to	be	an	attractive	destination	at	
the	heart	of	Epping	Forest	for	both	residents	and	visitors.		The	Plan	recognises	there	are	
a	number	of	sites	identified	for	development	in	and	around	the	town	centre.	
	
The	NPPF	is	clear	that	planning	policies	should	support	the	role	that	town	centres	play	
at	the	heart	of	local	communities,	by	taking	a	positive	approach	to	their	growth,	
management	and	adaptation.44		It	goes	onto	say	that	residential	development	can	often	
play	an	important	role	in	ensuring	the	vitality	of	centres	and	should	be	encouraged	on	
appropriate	sites.45		
	
LP	Policy	E2	supports	retail,	leisure,	entertainment,	offices,	arts	and	culture,	tourism	
and	other	main	town	centre	uses.		Within	defined	Primary	Commercial,	Business	and	
Service	Frontages,	ground	floor	units	will	be	kept	in	Use	Class	E	uses.		Proposals	which	
do	not	result	in	a	reduction	in	the	specified	percentage	of	Use	Class	E	uses	will	be	
permitted	where	this	supports	the	function,	vitality	or	viability	of	the	town	centre	and	
will	maintain	an	active	daytime	frontage.		Within	Secondary	Frontages,	a	wider	range	of	
																																																								
44	NPPF	para	90	
45	Ibid	
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uses	may	be	acceptable	subject	to	various	criteria.		LP	Policy	E2	in	turn	refers	to	LP	
Policy	P1.		This	states	that	at	least	70%	of	ground	floor	primary	frontage	and	at	least	
20%	of	the	ground	floor	secondary	frontage	will	be	maintained	in	Use	Class	E	uses.	
	
There	are	three	policies	in	this	section.		The	Town	Council	has	put	forward	amendments	
to	this	section	and	Policy	9.	
	
I	had	asked	the	Town	Council	to	clarify	the	intent	of	the	originally	drafted	Policy	9:	
Epping	Town	Centre.		This	was	because	I	considered	the	originally	drafted	policy	
included	some	different	provisions	to	LP	Policies	E2	and	P1.		The	Town	Council	has	now	
suggested	an	amendment	to	the	policy.		Policy	9	reflects	the	stance	of	the	NPPF	and	LP	
Policies	E2	and	P1	whilst	adding	some	local	distinction	by	referring	to	the	diverse	range	
of	uses	and	ground	floor	residential	uses.		I	have	also	made	further	changes	to	those	
suggested	by	the	Town	Council.		With	these	changes,	subject	of	modification	MN22,	
Policy	9	meets	the	basic	conditions.	
	
The	amended	draft	policy	refers	to	map	2	on	page	30	of	the	Plan.		Map	2	identifies	the	
town	centre	boundary,	primary	shopping	area,	primary	frontage	and	secondary	
frontages.		It	also	identifies	a	proposed	new	section	of	secondary	frontage	along	St	
John’s	Road.		These	designations,	including	the	proposed	secondary	frontage,	all	reflect	
those	found	in	the	LP	on	Map	5.3	except	that	in	this	Plan	they	are	referred	to	as	“retail”	
frontages	and	in	the	LP,	they	are	referred	to	“commercial,	business	and	service”	
frontages.		Map	2	should	reflect	the	LP.		MN23	addresses	this	point.					
	
Policy	10:	Sustaining	and	Enhancing	Epping	Town	Centre	seeks	to	sustain	and	enhance	
the	vitality	and	viability	of	the	town	centre.		There	is	a	‘rogue’	sentence	which	does	not	
make	much	sense	to	me	and	therefore	this	is	recommended	for	deletion.	
	
Otherwise,	the	policy	sets	out	priorities	for	the	town	centre	and	supports	residential	use	
at	first	floor	levels	subject	to	parking	and	design.		Whilst	EFDC	has	raised	some	concern	
about	the	reference	to	parking,	this	does	not	necessarily	mean	parking	is	required	and	
the	language	used	includes	some	flexibility.	
	
I	consider	that,	with	amendment	shown	in	MN24,	Policy	10	can	be	retained	to	usefully	
set	out	the	priorities	for	the	town	centre.		Policy	10	will	therefore	meet	the	basic	
conditions	by	having	regard	to	national	policy,	being	in	general	conformity	with	the	LP	
and	especially	LP	Policies	E2	and	P1	and	helping	to	achieve	sustainable	development.	
	
Policy	11:	Shop-front	Improvements	seeks	to	ensure	that	any	proposals	enhance	the	
town	centre	and	the	Conservation	Areas.		There	is	a	statutory	duty	set	out	in	the	
Planning	(Listed	Building	and	Conservation	Areas)	Act	1990	in	relation	to	CAs	which	this	
policy	should	reflect.			The	policy	also	refers	to	the	draft	LP	and	references	two	non-
strategic	policies;	LP	Policy	DM13	which	refers	to	advertisements	and	LP	Policy	DM14	
which	refers	to	shopfronts	and	so	this	needs	updating.			
	
Taking	these	matters	together,	some	amendment	to	Policy	11	is	recommended	in	order	
for	it	to	meet	the	basic	conditions.		With	modification	MN25,	Policy	11	will	meet	the	
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basic	conditions	by	having	regard	to	national	policy,	being	in	general	conformity	with	
the	LP	and	helping	to	achieve	sustainable	development.	

	
Some	changes	are	also	made	to	the	supporting	text	to	update	it	and	bring	it	in	line	with	
the	changes	made	to	the	policies.		Modification	MN26	sets	out	these	amendments.			
	
8.		Business	&	Employment	
	
The	Plan	explains	that	there	are	a	number	of	different	sectors	that	contribute	to	
employment	related	uses	including	town	centre,	offices,	hospitality,	light	industry,	
education,	health	and	the	local	authority	functions	undertaken	by	the	District	and	Town	
Councils.	
	
Policy	12:	Employment	encourages	proposals	which	support	the	economic	activities	
recognising	Epping’s	position	in	the	London	Stansted	Cambridge	Corridor.		The	policy	
refers	to	the	premises	along	and	adjoining	the	High	Street	and	four	employment	areas	
which	are	designated	by	LP	Policy	P1,	and	also	refers	to	school	sites.		The	town	centre	as	
a	destination	is	recognised.	
	
The	NPPF’s	economic	objective46	offers	strong	support	for	building	a	strong,	
competitive	economy.47		The	NPPF	is	clear	that	policies	should	support	the	role	of	town	
centres	which	lie	at	the	heart	of	local	communities,	by	taking	a	positive	approach	to	
their	growth,	management	and	adaption.48			
	
The	vision	for	Epping	in	LP	Policy	P1	encourages	new	commercial	and	employment	uses	
where	they	support	local	businesses	to	ensure	the	town	centre	retains	a	strong	
economic	base.		It	also	promotes	the	tourism	offer.			
	
The	footnote	in	the	policy	which	refers	to	page	numbers	in	the	LP	needs	amendment	
and	is	subject	to	MN27.		Otherwise	the	policy	meets	the	basic	conditions	by	having	
regard	to	national	policy,	being	in	general	conformity	with	LP	Policy	P1	in	particular	and	
helping	to	achieve	sustainable	development.		
	
The	Town	Council	has	also	put	forward	an	update	to	paragraph	8.2	in	the	interests	of	
accuracy	which	is	subject	to	MN28.	
	
9. Local	Facilities	for	Health,	Arts,	Culture	&	Recreation	
	
Policy	13:	Enhancing	Social,	Sporting,	Play,	Cultural	and	Community	Facilities	sets	out	
to	achieve	a	number	of	things.		It	resists	the	loss	of	sporting,	social,	cultural,	arts,	play	
and	community	facilities	through	a	presumption	against	any	loss	unless	“viable	
alternatives”	are	proposed.			
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48	Ibid	para	90	
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The	policy	goes	on	to	accept	replacement	facilities	provided	to	an	equivalent	or	better	
standard	in	a	suitable	location	in	respect	of	sporting,	social,	cultural,	play	and	
community	facilities.			
	
There	is	some	overlap	and	potential	confusion	over	the	types	of	facilities	covered	in	the	
policy.		Examples	are	given	in	the	policy.			
	
The	policy	also	supports	new	facilities	and	outlines	specific	proposals	which	are	sought.			
Reference	is	also	made	to	surveys	of	local	residents	in	relation	to	play	and	recreational	
facilities.		This	is	a	welcome	idea,	but	this	reference	should	be	in	the	supporting	text	as	
such	surveys	would	inform	the	policy	rather	than	set	policy	out.	
	
Lastly,	the	policy	resists	the	change	of	use	of	current	community	facilities	specifically	
referring	to	the	Epping	Tennis	and	Epping	Cricket	Clubs.		This	part	of	the	policy	is	
difficult	to	operate	as	there	is	no	list	of	the	“current”	facilities	it	might	apply	to.		It	is	also	
at	odds	with	the	first	element	of	the	policy.		Whilst	then	there	is	no	reason	in	principle	
why	the	Plan	could	not	retain	certain	named	facilities,	the	policy,	as	currently	
presented,	is	difficult	to	implement	in	this	respect.	
	
The	Hertfordshire	and	West	Essex	Integrated	Care	Board	(HWE	ICB)	object	to	the	policy	
and	request	some	changes	to	be	made	because	the	Plan	does	not	reflect	the	healthcare	
strategy	for	the	area.			
	
A	representation	on	behalf	of	the	Princess	Alexandra	Hospital	objects	to	the	policy	on	
the	basis	that	it	does	not	reflect	the	healthcare	strategy	produced	by	the	HWE	ICB.			
	
There	is	also	concern	that	the	requirement	for	replacement	facilities	to	be	of	
“equivalent	or	better	quality”	is	problematic	for	the	health	authority	as	the	provision	
would	come	within	the	health	authority’s	remit.		Policy	13	covers	a	wide	range	of	
community	facilities	not	just	healthcare	and	relevant	national	and	LP	policies	contain	
similar	provisions.		It	is	in	any	case	surely	to	be	assumed	that	any	replacement	
healthcare	provision,	as	determined	by	the	responsible	authority,	would	be	of	the	
highest	standard	of	healthcare	delivery.	
	
The	NPPF	states	that	policies	should	plan	positively	for	shared	spaces,	community	
facilities	which	include	local	shops	and	cultural	buildings.49		It	also	states	that	policies	
should	guard	against	the	unnecessary	loss	of	valued	facilities	and	services	as	part	of	its	
drive	to	promote	healthy	and	safe	communities,	particularly	where	this	would	reduce	
the	community’s	ability	to	meet	day-to-day	needs.50		As	part	of	this,	the	NPPF	indicates	
that	such	policies	should	take	into	account	and	support	the	delivery	of	local	strategies	
to	improve	health,	social	and	cultural	well-being	for	all	sections	of	the	community.51		
	
LP	Policy	P1	indicates	that	development	proposals	will	be	expected	to	deliver	
infrastructure	including	education	and	health	facilities.	
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LP	Policy	D2	refers	to	essential	facilities	and	services.		In	relation	to	the	loss	of	facilities,	
one	of	the	criteria	is	that	a	suitable	replacement	facility	of	an	equivalent	or	higher	
standard	is	provided	on-site	or	in	an	appropriate	alternative	location	which	is	accessible	
to	local	residents	affected	by	the	loss.	
	
LP	Policy	D4	permits	proposals	which	retain	or	improve	the	quality	of	facilities	valued	by	
the	community.		Proposals	that	result	in	the	loss	of	facilities	used	for	community,	leisure	
and	cultural	activities	are	only	permitted	if	the	facility	is	no	longer	needed	or	is	no	
longer	feasible	or	viable	for	those	uses,	a	replacement	is	provided	or	there	is	sufficient	
community	benefit	to	the	proposal	to	outweigh	the	loss.	
 	
Modifications	are	therefore	made	to	address	these	issues	to	enable	the	policy	and	its	
supporting	text,	in	some	form,	to	be	retained	alongside	a	revised	Community	
Aspirations	box	on	page	35	of	the	Plan.			
	
With	modifications	MN29,	MN30	and	MN31,	the	policy	and	its	supporting	text	will	
meet	the	basic	conditions	by	having	regard	to	national	policy,	being	in	general	
conformity	with	LP	Policies	P1,	D2	and	D4	in	particular	and	helping	to	achieve	
sustainable	development.	
	
10. Enhancing	the	Lives	of	Residents	
	
EFDC	has	suggested	that	Table	2	on	page	36	of	the	Plan	could	be	updated	to	the	most	
recently	published	Census	data.		In	addition,	paragraph	10.1	refers	to	the	proportion	of	
older	people	being	higher	than	the	County	average.		I	consider	it	would	be	appropriate	
for	this	Table	to	be	updated	and	the	text	updated.		This	information	has	been	provided	
by	the	Town	Council	and	is	subject	to	modification	MN32.	
	
There	are	three	policies	in	this	section.		The	first,	Policy	14:	Protecting	Residential	
Amenity,	seeks	to	ensure	that	new	development	respects	both	the	design	quality	and	
amenity	of	the	locality	in	which	it	is	located.		The	policy	refers	to	the	Essex	Design	
Guide.			
	
The	NPPF	states	that	good	design	is	a	key	aspect	of	sustainable	development,	creates	
better	places	in	which	to	live	and	work	and	helps	make	development	acceptable	to	
communities.52		Being	clear	about	design	expectations	is	essential	for	achieving	this.53		
	
It	continues	that	neighbourhood	planning	groups	can	play	an	important	role	in	
identifying	the	special	qualities	of	an	area	and	explaining	how	this	should	be	reflected	in	
development.54		It	refers	to	design	guides	and	codes	to	help	provide	a	local	framework	
for	creating	beautiful	and	distinctive	places	with	a	consistent	and	high	quality	standard	
of	design.55			
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It	continues	that	planning	policies	should	ensure	developments	function	well	and	add	to	
the	overall	quality	of	the	area,	are	visually	attractive,	are	sympathetic	to	local	character	
and	history	whilst	not	preventing	change	or	innovation,	establish	or	maintain	a	strong	
sense	of	place,	optimise	site	potential	and	create	places	that	are	safe,	inclusive	and	
accessible.56	
	
LP	Policy	SP2	sets	out	place	shaping	principles.		Non-strategic	LP	Policy	DM9	refers	to	
high	quality	design	and	is	a	detailed	policy	that	requires	new	development	to	be	design-
led	and	sets	out	standards	for	design,	refers	to	landscaping,	public	realm,	connectivity	
and	permeability	and	privacy	and	amenity.		Non-strategic	LP	Policy	DM10	refers	to	
housing	design	and	quality	including	space	standards	and	amenity.	
	
Policy	14,	in	principle,	seeks	to	improve	the	design	quality	of	the	area	and	ensure	that	
the	amenities	of	existing	residents	are	protected.		There	is	no	need	to	refer	to	other	
policies	in	the	Plan.		It	is	not	possible	to	expect	new	development	to	deal	with	existing	
deficiencies	in	the	area;	new	development	can	only	address	the	impacts	it	will	generate.			
	
With	modification	MN33,	the	policy	will	meet	the	basic	conditions	by	having	regard	to	
the	NPPF,	being	a	local	expression	of,	and	in	general	conformity	with,	LP	Policy	SP2	in	
particular	and	helping	to	achieve	sustainable	development.	
	
Policy	15:	Bungalows,	Basements	and	Garages	seeks	to	resist	the	loss	of	housing	for	
older	people	as	well	as	dealing	with	basements	and	the	conversion	of	garages.		
	
The	Plan	explains	that	Epping	has	a	higher	proportion	of	residents	aged	65	plus	than	the	
national	average.		The	policy	seeks	to	introduce	a	presumption	against	the	loss	of	
specialised	housing	including	bungalows	in	this	typology	and	makes	reference	to	the	
Orchards.		
	
The	NPPF	states	that	to	help	support	the	Government’s	objective	of	significantly	
boosting	the	supply	of	homes,	it	is	important	that	a	sufficient	amount	and	variety	of	
land	comes	forward	where	it	is	needed,	that	the	needs	of	groups	with	specific	housing	
requirements	are	addressed	and	that	land	with	permission	is	developed	without	
unnecessary	delay.57		It	continues	that	the	overall	aim	should	be	to	meet	as	much	of	an	
area’s	identified	housing	need	as	possible,	including	with	an	appropriate	mix	of	housing	
types	for	the	local	community.58	
	
Within	this	context,	it	is	clear	that	size,	type	and	tenure	of	housing	needed	for	different	
groups	in	the	community	should	be	assessed	and	reflected	in	policy.59		These	groups	
include	affordable	housing,	families	with	children,	older	people	and	those	with	
disabilities.60	
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LP	Policy	H1	seeks	a	mix	of	housing	and	accommodation	types.		It	specifically	resists	the	
loss	of	bungalows	and	specialist	accommodation.		The	LP	explains	there	has	been	a	
gradual	erosion	of	bungalows.		It	continues	that	bungalows	can	play	an	important	role	
given	that	they	are	usually	fairly	readily	adaptable	to	meet	the	needs	for	accessible	
homes	which	can	include	the	needs	of	older	people.		I	recognise	that	bungalows	are	not	
the	sole	way	of	providing	homes	for	older	people.		Given	the	stance	of	the	LP,	I	consider	
this	element	of	the	policy	can	meet	the	basic	conditions	with	some	modification.	
	
The	second	element	of	the	policy	refers	to	basements	and	other	subterranean	
alterations,	‘piggy	backing’	onto	non-strategic	LP	Policy	DM12	which	sets	out	detailed	
requirements.		I	recognise	that	such	development	can	be	achieved	well,	but	can	also	
create	issues	locally.		Some	modification	is	necessary	in	the	interests	of	clarity.		
	
The	third	element	of	the	existing	policy	resists	garage	conversions	to	separate	dwellings	
if	the	proposal	would	significantly	alter	the	character	of	the	area	and	refers	to	the	
amenities	of	neighbours.		Some	modification	is	necessary	in	the	interests	of	clarity.	
	
With	modification	MN34,	Policy	15	will	meet	the	basic	conditions	by	having	regard	to	
national	policy,	be	a	local	interpretation	of	LP	Policies	SP2	and	H1	in	particular	and	
helping	to	achieve	sustainable	development.	
	
The	last	policy	in	this	section	is	Policy	16:	Sustaining	and	Enhancing	Coopersale.		
	
Coopersale	is	a	small	community	to	the	east	of	Epping	and	is	identified	as	a	Small	Village	
in	the	LP	settlement	hierarchy.		LP	Policy	P12	sets	out	a	residential	allocation	for	
approximately	six	homes	at	land	at	Parklands	and	there	is	also	an	employment	site.		The	
site	allocation	includes	a	three	storey	building	with	some	facilities	on	the	ground	floor	
and	flats	above,	the	car	park	and	green	area	to	the	building.		This	policy	seeks	to	sustain	
and	enhance	the	existing	facilities	on	offer.		There	does	not	need	to	be	any	conflict	with	
the	site	allocation	which	is	described	in	the	LP	as	intensification	to	maximise	the	use	of	
brownfield	land.61		However,	over	the	lifetime	of	the	Plan,	it	will	be	difficult	to	know	
what	the	existing	mix	of	facilities	is	and	so	a	modification	to	this	policy	is	recommended.	
	
With	modification	MN35,	Policy	16	will	meet	the	basic	conditions	by	having	regard	to	
the	NPPF	which	guards	against	the	unnecessary	loss	of	valued	facilities	and	services	as	
part	of	its	drive	to	promote	healthy	and	safe	communities,	particularly	where	this	would	
reduce	the	community’s	ability	to	meet	day	to	day	needs,62	being	in	general	conformity	
with	LP	Policies	D2	and	D4	which	refers	to	essential	facilities	and	services	and	helping	to	
achieve	sustainable	development.	
	
11. Heritage,	Historic	Buildings	and	Public	Realm	
	
The	NPPF	is	clear	that	heritage	assets	are	an	irreplaceable	resource	and	should	be	
conserved	in	a	manner	appropriate	to	their	significance.63		It	continues64	that	great	

																																																								
61	Local	Plan,	paragraph	5.151,	page	175	
62	NPPF	para	97		
63	Ibid	para	195	
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weight	should	be	given	to	the	assets’	conservation	when	considering	the	impact	of	
development	on	the	significance	of	the	asset.	
	
In	relation	to	non-designated	heritage	assets,	the	NPPF	is	clear	that	the	effect	of	any	
development	on	its	significance	should	be	taken	into	account	and	that	a	balanced	
judgment	will	be	needed	having	regard	to	the	scale	of	any	harm	or	loss	and	the	
significance	of	the	heritage	asset.65			
	
There	is	a	wealth	of	heritage	within	the	Plan	area.		It	has	three	Conservation	Areas	(CA)	
and	a	number	of	listed	buildings	as	well	as	numerous	other	important	heritage	assets.		
A	correction	should	be	made	to	the	title	of	the	Coopersale	Street	CA.	
Non-strategic	LP	Policy	DM7	refers	to	heritage	assets.	
	
This	section	contains	a	lot	of	information	and	is	a	little	repetitive,	particularly	in	relation	
to	what	are	community	aspirations	in	both	reviewing	the	CAs	and	developing	a	list	of	
non-designated	heritage	assets.	Some	correction	is	needed	to	paragraphs	11.1,	11.2	
and	11.4	and	a	reference	in	the	Community	Aspirations	box	in	the	interests	of	accuracy.		
I	asked	the	Town	Council	to	review	this	section	and	amendments	to	the	supporting	text	
and	Policy	17	have	been	put	forward.		MN36	deals	with	the	modifications	to	the	
supporting	text.		MN37	deals	with	changes	to	the	Community	Aspirations	box	on	page	
39	of	the	Plan.	
	
There	is	one	policy	in	this	section:	Policy	17:	Protecting	the	Parish’s	Heritage	Assets.			
	
The	policy	also	refers	to	the	ambition	to	review	the	CAs	which	as	a	community	
aspiration	rather	than	policy;	this	should	go	in	the	supporting	text.		The	policy	does	
however,	set	out	expectations	for	development	which	can	be	retained	as	policy.		A	
semi-colon	has	been	added	to	the	retained	criteria	so	it	is	clear	this	is	a	list.		ECC	make	a	
useful	suggestion	about	archaeology	which	is	incorporated	into	the	policy	to	make	it	
clearer	how	this	element	of	the	policy	might	be	assessed.	
	
Therefore	with	modification	MN38,	Policy	17	will	meet	the	basic	conditions	by	having	
regard	to	national	policy,	being	in	general	conformity	with	the	LP	and	helping	to	achieve	
sustainable	development.	
	
12.	Sustainability	
	
Policy	18:	Sustainability	is	the	last	policy	in	the	Plan.		It	seeks	to	ensure	that	new	
development	takes	account	of	climate	change	impacts	including	through	the	provision	
of	SuDs.		The	policy	cross-references	non-strategic	LP	Policy	DM16	which	sets	out	
detailed	requirements	for	SuDs	and	is	in	line	with	the	NPPF	which	encourages	new	
development	to	incorporate	SuDs	where	appropriate.66			
	

																																																																																																																																																																					
64	NPPF	para	205	
65	Ibid	para	209	
66	Ibid	paras	173,	175	
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In	relation	to	meeting	the	challenge	of	climate	change,	flooding	and	coastal	change,	the	
NPPF	states	that	the	planning	system	should	support	the	transition	to	a	low	carbon	
future.67		The	planning	system	should	help	to:	shape	places	in	ways	that	contribute	to	
radical	reductions	in	greenhouse	gas	emissions,	minimise	vulnerability	and	improve	
resilience;	encourage	the	reuse	of	existing	resources,	including	the	conversion	of	
existing	buildings;	and	support	renewable	and	low	carbon	energy	and	associated	
infrastructure.68			
	
It	continues	that	plans	should	take	a	proactive	approach	to	mitigating	and	adapting	to	
climate	change,	taking	into	account	the	long-term	implications	for	flood	risk,	coastal	
change,	water	supply,	biodiversity	and	landscapes,	and	the	risk	of	overheating	from	
rising	temperatures.69			
	
The	Government	introduced	national	technical	standards	for	housing	in	2015.		A	
Written	Ministerial	Statement	(WMS)70	explains	that	neighbourhood	plans	should	not	
set	out	any	additional	local	technical	standards	or	requirements	relating	to	the	
construction,	internal	layout	or	performance	of	new	dwellings.			
	
That	WMS	is	now	effectively	moot	in	this	respect	following	a	Government	Statement	on	
Planning	–	Local	Energy	Efficiency	Standards	Update.71		This	embeds	a	general	rule	of	
thumb	that	policies	which	propose	standards	or	requirements	that	go	beyond	current	
or	proposed	standards	should	be	rejected	at	examination	if	they	do	not	have	a	well-
reasoned	and	robustly	costed	rationale.		I	consider	the	principle	is	applicable	here.	
	
Having	carefully	considered	the	wording	of	the	policy	I	consider	it	does	not	set	a	
standard	and	therefore	is	acceptable.		I	note	that	non-strategic	LP	Policy	DM10	requires	
new	housing	development	to	meet	or	exceed	the	minimum	internal	space	standards.		
	
Policy	18	meets	the	basic	conditions	by	encouraging	new	development	to	meet	a	high	
level	of	sustainable	design	and	construction	and	has	regard	to	national	policy,	is	in	
general	conformity	with	the	LP	and	will	help	to	achieve	sustainable	development.	
	
The	Town	Council	has	requested	paragraph	12.3	in	this	section	be	deleted;	this	is	
subject	to	modification	MN39.	
	
13.	Making	It	Happen	
	
This	section	of	the	Plan	contains	an	Action	Plan.		The	Town	Council	has	requested	some	
revisions	to	the	supporting	text	subject	to	modification	MN40.	
	

																																																								
67	NPPF	para	157	
68	Ibid	
69	Ibid	para	158	
70	Written	Ministerial	Statement	25	March	2015	
71	Statement	made	on	13	December	2023	
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Some	amendment	is	recommended	to	the	Action	Plan	in	paragraphs	13.4	and	13.5	in	
the	interests	of	clarity	and	to	remove	any	locational	driven	references	to	particular	
sites.		The	status	of	the	Action	Plan	also	needs	to	be	clear.	
	
I	note	that	various	representations	ask	for	deletion	or	changes	to	some	of	the	entries	in	
the	Action	Plan.		I	see	no	harm	in	including	an	ambitious	list	of	items	and	I	note	the	
wording	does	not	tie	any	other	organisation	or	body	to	any	action	or	its	
implementation.		I	am	not	aware	of	any	of	the	organisations	referred	to	in	the	retained	
Action	Plan	objecting	to	their	inclusion	on	this	list.		I	understand	that	some	of	the	
ambitions	are	unlikely	to	be	delivered	however	this	is	also	a	record	of	the	local	
community’s	aspirations.		In	many	ways,	an	action	plan	of	this	nature	showing	how	
some	of	the	policies	and	community	aspirations	in	the	Plan	might	be	progressed	is	to	be	
welcomed.		However,	the	Town	Council	has	revised	the	entries	and	I	also	make	some	
recommended	changes.	
	
Taking	all	of	these	matters	together	in	respect	of	the	Action	Plan,	modification	MN41	is	
recommended.	
	
Annexes	
	
Annex	A	is	site	selection	criteria,	but	given	that	no	sites	are	allocated,	I	found	this	annex	
to	be	confusing	and	therefore	recommend	its	deletion.	
	
Annex	B	refers	to	masterplans	and	densities	and	specific	sites;	again	given	the	Plan	does	
not	allocate	sites,	there	is	no	need	for	this	annex.	
	
Annex	C	is	Character	Appraisals.			
	
Annexes	D,	E	and	F	are	maps	of	the	CAs.	
	
Annex	G	shows	the	Plan	area	and	duplicates	the	information	on	page	5	of	the	Plan	and	
so	is	not	needed.	
	
Annex	H	is	a	history	of	Epping.	
	
Annex	I	contains	information	about	the	Use	Classes.	
	
Annex	J	is	a	useful	glossary.		Some	amendments	are	recommended	in	the	interests	of	
accuracy.	
	
Modification	MN42	addresses	the	annexes.	
	
Map	1:	Proposals	Map	
	
Given	the	modifications	made	in	this	report,	Map	1	on	page	23	of	the	Plan	no	longer	
serves	any	useful	purpose.		MN43	therefore	deletes	it.	
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7.0	Conclusions	and	recommendations	
	
	
I	am	satisfied	that	the	Epping	Town	Neighbourhood	Development	Plan,	subject	to	the	
modifications	I	have	recommended,	meets	the	basic	conditions	and	the	other	statutory	
requirements	outlined	earlier	in	this	report.			
	
I	am	therefore	pleased	to	recommend	to	Epping	Forest	District	Council	that,	subject	to	
the	modifications	proposed	in	this	report,	the	Epping	Town	Neighbourhood	
Development	Plan	can	proceed	to	a	referendum.	
	
Following	on	from	that,	I	am	required	to	consider	whether	the	referendum	area	should	
be	extended	beyond	the	Neighbourhood	Plan	area.		I	see	no	reason	to	alter	or	extend	
the	Plan	area	for	the	purpose	of	holding	a	referendum	and	no	representations	have	
been	made	that	would	lead	me	to	reach	a	different	conclusion.			
	
I	therefore	consider	that	the	Epping	Town	Neighbourhood	Development	Plan	should	
proceed	to	a	referendum	based	on	the	Epping	Town	Neighbourhood	Plan	area	as	
approved	by	Epping	Forest	District	Council	on	6	October	2014.			
	
Ann Skippers	MRTPI	
Ann	Skippers	Planning	
22	December	2025	
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Appendix	1	List	of	key	documents	specific	to	this	examination	
	
	
Epping	Together	Epping	Town	Neighbourhood	Plan	Regulation	16	Submission	Version	
August	2024	
	
Basic	Conditions	Statement	(November	2023	version)	
	
Consultation	Statement	v61	6	May	2024	
	
Strategic	Environmental	Assessment	Screening	for	Neighbourhood	Plans	09	May	2024	
	
Habitats	Regulation	Assessment	Screening	for	Neighbourhood	Plans	09	May	2024	
	
Green	Open	Spaces	Protection	September	2021	
	
Epping	Forest	District	Local	Plan	2011	–	2033	Parts	One	and	Two	adopted	March	2023	
	
Epping	Conservation	Area	Character	Appraisal	and	Management	Plan	November	2009	
	
List	ends	
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Appendix	2	Questions	of	Clarification	and	Note	of	Interim	Findings	
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Appendix	3	Procedural	Meeting	Agenda	and	Notes	
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Annex	1	Schedule	of	Proposed	Modifications		
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Modification		
number	

Page	
number/other	
reference	

Recommended	Modification		
Changes	to	the	wording	of	the	supporting	text	or	
policies	and	any	new	wording	are	shown	in	italics.		
Please	note	that	paragraph	numbers	refer	to	existing	
paragraph	numbers.	
	

MN1	 Page	5		 Substitute	the	area	designation	map	to	show	only	the	
area	subject	of	the	Plan	area	i.e.	delete	the	“proposed	
Green	Belt	boundary”	and	ensure	the	erroneous	black	
lines	are	removed		
	

MN2	 Front	cover	 Include	the	plan	period	of	“2023	–	2033”	on	the	front	
cover	of	the	Plan	
	

MN3	 Section	2,	
page	8	

Add	a	new	paragraph	after	paragraph	2.1	to	read:		
	

“The	Neighbourhood	Plan	has	been	prepared	in	line	
with	and	examined	under	the	December	2023	version	
of	the	NPPF.		A	new	version	of	the	NPPF	was	published	
in	December	2024	during	the	course	of	the	
examination.		However,	transitional	arrangements	set	
out	in	the	document	explain	that	the	policies	in	the	
updated	NPPF	will	only	apply	to	those	neighbourhood	
plans	submitted	from	12	March	2025	onwards.		It	
should	be	noted	that	the	most	up	to	date	NPPF	will	be	
used	in	relation	to	the	determination	of	planning	
applications.”	
	

MN4	 Pages	8	and	9,	
paragraphs	
2.2,	2.4,	2.5,	
2.6,	2.7,	2.8	

Delete	paragraphs	2.2,	2.4,	2.5,	2.6,	2.7,	2.8	and	the	
text	boxes	between	paragraph	2.6	and	2.7	and	
between	paragraphs	2.8	and	2.9	[note	paragraph	2.3	
and	the	text	box	between	existing	paragraphs	2.5	and	
2.6	are	retained]	
	

MN5	 Page	9,	
paragraph	2.9	

Update	paragraph	2.9	so	that	paragraph	2.9	will	read:	
	
“The	Epping	Forest	District	Local	Plan	2011	–	2033	
identifies	specific	residential	and	employment	
allocations.		In	order	to	deliver	the	Local	Plan’s	
Strategy,	alterations	to	the	Green	Belt	boundary	
around	Epping	were	made	to	the	south	of	the	
settlement	to	accommodate	the	site	allocations.		The	
Neighbourhood	Plan	supports	the	implementation	of	
the	Local	Plan	allocations	and	consequent	alterations	
to	the	Green	Belt	boundary.		The	Neighbourhood	Plan	
does	not	propose	any	additional	residential	sites	for	
development	or	any	further	changes	to	the	Green	Belt	
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Modification		
number	

Page	
number/other	
reference	

Recommended	Modification		
Changes	to	the	wording	of	the	supporting	text	or	
policies	and	any	new	wording	are	shown	in	italics.		
Please	note	that	paragraph	numbers	refer	to	existing	
paragraph	numbers.	
	
boundary.		The	Local	Plan	emphasises	the	importance	
of	identifying	and	delivering	key	infrastructure	to	
support	residential	and	employment	growth	across	the	
District.”	
	

MN6	 Page	10,	
paragraph	
2.10	

Amend	the	title	of	LP	Policy	SP5	to	“Green	Belt	and	
Local	Greenspace”	in	paragraph	2.10		
	

MN7	 Page	10,	
paragraph	
2.12	

Amend	paragraph	2.12	to	read:	
	
“From	this	work,	the	Neighbourhood	Plan	seeks	to	
avoid	the	risk	of	altering	the	nature	of	the	town	from	
market	towards	dormitory	town.		The	nature	of	the	
area	means	that	the	parts	of	the	solutions	to	problems	
such	as	addressing	traffic	congestion	lay	beyond	the	
Parish	boundaries.”	

	
MN8	 Page	12,	

paragraph	3.5	
Amend	paragraph	3.5	to	read:	
	
“The	policies	set	out	below	will	help	to	meet	this	Vision	
and	Aims.		The	Plan	also	contains	a	number	of	
Community	Aspirations.		These	are	clearly	
differentiated	from	the	planning	policies	and	appear	in	
‘Community	Aspiration’	boxes.		They	have	originated	as	
part	of	the	work	on	the	Neighbourhood	Plan,	but	are	
not	related	to	the	development	and	use	of	land.		They	
are	aspirations	and	projects	which	will	support	the	
Parish’s	growth	and	development.”	
	

MN9	 Page	13,		
Policy	1	

Revise	Policy	1	so	that	Policy	1	will	read:	
	
“Within	the	Green	Belt	development	proposals	will	be	
considered	against	policies	in	the	National	Planning	
Policy	Framework	and	the	Epping	Forest	District	Local	
Plan	2011-2033.	
																																																																																																																																	
Improved	accessibility	to	the	countryside	around	
Epping	will	be	achieved	through	the	installation	of	the	
‘Epping	Greenways’,	combined	cycleway	and	footpaths	
to	link	the	town	with	the	surrounding	countryside	to	
accord	with	Epping	Forest	District	Council’s	Green	
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Modification		
number	

Page	
number/other	
reference	

Recommended	Modification		
Changes	to	the	wording	of	the	supporting	text	or	
policies	and	any	new	wording	are	shown	in	italics.		
Please	note	that	paragraph	numbers	refer	to	existing	
paragraph	numbers.	
	
Infrastructure	Strategy.			
	
Development	that	supports	more	sustainable	and	
accessible	visits	to	the	area,	including	the	countryside	
around	Epping	rather	than	the	Forest,	will	be	promoted	
and	supported.”	

	
MN10	 Page	13,	

paragraphs	
4.1,	4.2		

Amend	paragraphs	4.1	and	4.2	to	read	[in	their	
entirety]:	
	
“4.1	Epping	Forest	with	its	‘buffer	land’	and	the	Green	
Belt	within	the	Parish	are	two	of	the	features	that	
make	Epping	distinctive,	contribute	hugely	to	the	
character	of	the	area	and	help	to	make	the	town	and	
villages	pleasant	to	live	in.		Protection	of	The	Forest	
and	the	Green	Belt	is	a	major	theme	of	this	plan.		There	
are	already	considerable	numbers	of	visitors	to	Epping	
and	the	Forest	each	year.		Increasing	visitors	to	the	
Forest	is	not	the	aim	of	this	neighbourhood	plan.		
Instead	the	Plan	has	policies	and	actions,	such	as	
increased	signage	and	visitor	information,	to	encourage	
any	visits	to	the	Forest	to	be	taken	in	a	more	
sustainable	way	and	to	direct	visitors	and	residents	to	
access	other	parts	of	the	countryside	around	Epping	
other	than	the	Forest.		This	will	also	mean	that	the	
economic	possibilities	for	shops,	restaurants	and	
accommodation,	cycle	hire	and	other	facilities	can	be	
developed.	
	
4.2	Protection	of	the	Green	Belt	is	a	strong	theme	
within	the	National	Planning	Policy	Framework.”		
	

MN11	 Page	14,		
Policy	2	

Revise	Policy	2	so	that	Policy	2	will	read:	
	
“Open	spaces,	recreation	grounds,	allotments,	
cemeteries,	landscape	features	of	note	such	as	
meadows,	ponds,	trees	and	tree	belts,	hedgerows,	
roadside	verges	and	wildlife	corridors	will	be	protected	
and	where	possible,	enhanced.	
	
Existing	open	space	should	not	be	built	on	unless	the	
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Modification		
number	

Page	
number/other	
reference	

Recommended	Modification		
Changes	to	the	wording	of	the	supporting	text	or	
policies	and	any	new	wording	are	shown	in	italics.		
Please	note	that	paragraph	numbers	refer	to	existing	
paragraph	numbers.	
	
development	proposal	accords	with	national	or	District	
level	policy.”	
	

MN12	 Page	14	
onwards,	
paragraphs	
4.3,	4.4,	4.5,	
4.6	

Change	the	last	paragraph	of	paragraph	4.3	to	read	in	
its	entirety:		
	
“Policy	2	protects	and	enhances	important	open	spaces	
and	features	such	as	hedgerows	and	verges.”		[This	
means	deleting	the	whole	of	the	last	sentence	of	
paragraph	4.3	which	begins	“A	possible	expansion…”]	
	
Delete	the	first	two	sentences	of	paragraph	4.4	which	
respectively	begin	“The	policies	and	maps	showing	
green	spaces…”	and	“Policies	1,	2	and	4	are	relevant…”	
	
Delete	part	of	the	penultimate	sentence	and	all	of	the	
last	sentence	of	paragraph	4.5	which	respectively	
begins	“…the	inclusion	of	additional	land…”	and	
“Protection	of	the	area’s	green	spaces…”	
	
Delete	paragraph	4.6	
	

MN13	 Page	17,		
Policy	3	

Delete	Policy	3	

MN14	 Page	18,		
Policy	4	

Delete	Policy	4	
	

MN15	 Page	18,		
Policy	5	

Delete	Policy	5	
	

MN16	 Page	16	
onwards,	
paragraphs	
5.1,	5.2,	5.4,	
5.5,	5.7,	5.8,	
5.9,	5.10,	5.12	
and	5.13	

Amend	paragraphs	5.1	and	5.2	so	that	they	will	read:	
	
“5.1 Housing	needs	for	Epping	District	up	to	2033	has	
been	established	in	the	Strategic	Housing	Market	
Assessment	for	the	West	Essex	/	East	Herts	area.		
Initially	1600+	new	homes	were	proposed	but	the	
adopted	Local	Plan	2011	–	2033	has	reduced	this	to	just	
over	700	new	homes	in	the	Parish.	The	town	centre	is	
confirmed	as	one	of	the	district’s	two	main	towns.”	
	
“5.2	This	Neighbourhood	Plan	reflects	the	development	
allocations	made	in	the	Epping	Forest	District	Local	
Plan	2011-2033,	avoiding	piecemeal	expansion	on	the	
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edges	of	the	town	most	damaging	to	the	local	
environment.		Instead	the	approach	in	the	Local	Plan	
concentrates	on	sites	within	the	town	and	one	site,	
South	Epping,	on	its	southern	side	between	the	town	
and	the	M25	motorway.”	
	
Delete	Table	1	
	
Delete	paragraph	5.4	
	
Amend	paragraph	5.5	to	read:	
	
“5.5	A	major	strand	of	the	Local	Plan,	which	this	Plan	
supports,	is	to	concentrate	new	homes	into	coherent	
areas	within	the	town	and	by	combining	a	number	of	
the	sites.		The	consents	for	five	sites	in	Epping	(October	
2022)	permitted	a	new	leisure	centre	on	the	Bakers	
Lane	car	park,	a	new	multi-storey	car	park	on	the	Cottis	
Lane	car	park	with	330	spaces	plus	additional	
commercial	and	mixed	use	units,	184	new	homes	on	
the	St	John’s	Road	site	including	46	affordable	homes,	
45	new	homes	on	the	site	of	the	vacant	Conder	
Building	behind	the	Council’s	Civic	Offices,	and	the	
existing	leisure	centre	site	at	Hemnall	Street	will	be	
redeveloped	with	40	new	homes	once	the	new	Bakers	
Lane	leisure	centre	has	been	opened.		Improvements	to	
the	Station	car	park	are	described	in	Section	6.”	
	
Delete	paragraph	5.7		
	
Add	a	new	paragraph	after	paragraph	5.8	that	reads:	
	
“5.X	The	Town	Council	will	consider	proposals	for	
sustainable	development	taking	into	account		
the	adopted	local	development	plans,	the	provisions	of	
the	National	Planning	Policy	Framework	and	other	
relevant	policies	in	this	Plan.		The	range	of	required	
infrastructure	provision	would	be	the	subject	of	
negotiation	with	the	developer(s),	the	District	Council	
and	any	other	relevant	partners	including	Essex	County	
Council	as	Highway	Authority.”	
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Delete	paragraph	5.9	
	
Amend	paragraph	5.10	so	that	it	reads	in	its	entirety:		
	
“5.10	Developments	in	the	Parish	may	provide	
opportunities	to	deliver	a	number	of	the	Plan’s	
aspirations.”		[note	existing	bullet	points	are	deleted]	
	
Delete	paragraph	5.12	
	
Delete	paragraph	5.13	
	

MN17	 Page	20	
onwards,	
paragraphs	
6.1,	6.2,	6.3,	
6.4,	6.5,	6.6,	
6.8,	6.9,	6.10,	
6.11,	6.13,	
6.17,	6.18,	
6.20,	6.23	

Amend	paragraph	6.1	to	read	[creating	new	paragraph	
to	help	with	block	of	text]:	
	
“6.1	The	management	of	accessibility	and	movement	
within	the	Parish	underlies	its	attractiveness,	visitor	
enjoyment	and	resident	satisfaction,	as	well	as	safety	
for	all	concerned.		Effectively	allowing	people	who	wish	
to	come	into	the	Parish	to	do	so,	and	enabling	traffic	to	
bypass	the	Parish	for	those	not	wishing	to	stop	are	
central	themes	of	this	Plan.		The	Parish	is	confronted	
with	a	significant	issue	in	traffic	management.		In	
addition	to	the	prospect	of	proposed	new	homes	in	the	
Parish,	there	is	also	the	problem	of	traffic	movements	
through	Epping	to	London	and	to	access	other	
destinations.		
	
Improvements	to	traveller	information,	the	Central	
Line,	the	highway	network,	and	a	more	effective	use	of	
the	existing	highways	to	enable	cycling	and	walking	are	
fundamental	to	removing	through-traffic	from	Epping,	
thereby	improving	accessibility	for	all	modes	which	will	
hopefully	support	the	vitality	of	the	town	and	help	
protect	and	enhance	both	the	built	fabric	and	the	
environment.		This	Plan	includes	proposals	for	cycling	
and	walking	routes	to	link	the	town	with	the	
surrounding	countryside	(see	Policy	8).”	
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Amend	paragraph	6.2	to	read:	
	
“6.2	Capital	funding	to	support	new	development	is	
central	to	enable	housing	development	in	the	Epping	
area.	This	Plan	identifies	desired	transport	
infrastructure	investment	to	support	new	housing	
development	involving	stakeholders	such	as	Essex	
County	Council,	Transport	for	London,	local	bus	
companies,	and	developers	to	manage	investment	to	
meet	travellers’	needs	and	secure	appropriate	
programmes	for	capital	investment.”	
	
Amend	paragraph	6.3	to	read:	
	
“6.3	Epping	has	direct	connections	to	the	Elizabeth	line	
at	Stratford	on	the	Central	Line.		At	Stratford,	
interchange	is	possible	onto	a	number	of	other	rail,	
underground	and	DLR	routes.		Current	improvements	
to	the	Central	Line	are	likely	to	only	keep	pace	with	
current	increased	demand.		There	is	limited	potential	
for	highways	improvements	in	the	area.		This	in	turn	
limits	the	potential	for	sustainable	transport	and	
related	growth.		However	as	the	Central	Line	only	
serves	a	single	direction	–	southwards	-	cycling	and	
walking	alone	are	not	considered	to	be	viable	transport	
alternatives	to	the	needs	of	21st	century	residents,	
commuters,	elderly,	shoppers,	etc.	and	alone	will	not	
solve	the	town’s	traffic	problems	nor	facilitate	new	
development.		The	town	centre	is	on	a	ridge	of	higher	
ground	and	this	reduces	the	potential	for	walking	and	
cycling	to	access	the	station	and	town	centre.		Bus	
services	are	available	to	all,	but	routes	along	the	High	
Road	predominate	with	limited	options	to	other	parts	
of	the	parish.		It	is	hoped	that	improvements	to	cycling	
and	walking	infrastructure	as	well	as	enhanced	bus	
connections	may	improve	this	in	the	future.”	
	
Amend	paragraph	6.4	to	read:	
	
“6.4	Confronted	by	rising	traffic	congestion	on	the	
roads,	a	sustainable	solution	is	required	which	supports	
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the	needs	of	the	current	and	proposed	local	
community,	new	development,	and	resident	/	visitor	/	
business	/	commuter	car	parking.		This	Plan	sets	out	a	
number	of	community	aspirations	aimed	at	improving	
accessibility	and	connectivity.”	
	
Amend	paragraph	6.5	so	that	this	paragraph	will	read:	
	
“6.5	This	Plan	recognises	the	limitations	and	
constraints	imposed	by	the	town’s	position	and		
surroundings,	notably	the	preservation	of	green	
countryside	and	Epping	Forest	itself,	preventing	new	
road	building	or	excessive	road	widening.		The	Plan	sets	
out	the	possibility	of	protecting	the	route	which	would	
enable	transport	infrastructure	to	be	installed	in	future	
from	Epping	Station	towards	North	Weald	Bassett	/	
Ongar	and	other	expanding	areas	-	for	instance	to	
enable	future	rail	extension,	a	park	&	ride	scheme,	or	a	
regular	contracted	Heritage	Rail	service	linking	Epping	
with	North	Weald	Bassett	and	Ongar.”	
	
Amend	paragraph	6.6	to	read:	
	
“6.6	Further	to	the	scope	of	Policy	6,	Transport	for	
London	will	be	encouraged	by	the	Town	Council	-	either	
during	or	beyond	the	lifetime	of	this	Plan,	-	to	explore	
options	for	extending	the	Central	Line	to	its	previous	
extent	with	stations	at	North	Weald	Bassett	and	Ongar	
thus	allowing	development	to	be	served	at	more	
locations	with	more	sustainable	/	less	polluting	
transport,	or	operated	in	conjunction	with	a	park-and-
ride	system.	In	the	short-to-medium	term	this	could	
include	contracting	the	Heritage	Railway	to	deliver	
peak-period	connections	to	Epping	Station.“	
	
Amend	paragraph	6.8	so	that	it	will	read:	
	
“6.8	The	proposal	for	over	700	new	dwellings	in	Epping	
with	no	corresponding	improvement	in	transport	
infrastructure	is	regarded	as	unacceptable	by	the	local	
community.	New	growth	and	development	must	be	
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accompanied	by	the	necessary	transport	and	highways	
infrastructure	in	advance	of	major	development	to	
ease	congestion	and	manage	traffic	generation	and	
movements.”	
	
Amend	paragraph	6.9	so	that	it	will	read:	
	
“6.9	Some	improvements	to	limit	through-traffic	and	
congestion	may	be	more	generalised	and	may	occur	
beyond	the	parish:		
	

• provision	of	improved	traveller	information	
tools		

• signage	with	‘live’	information		
• clear	traffic	signage	directing	road	traffic	to	the	

M11	for	directions	outside	Epping	
• wayfinding	tools,	plus	improved	pedestrian	

facilities		
• car-parking	charges	as	a	demand	management	

tool	
• improved	public	transport	services	including	a	

feasibility	study	into	“North	Weald	Parkway”	
park	and	ride	scheme	

• improved	bike	facilities	-	secure	storage,	safe	
routes.”	

	
Amend	paragraph	6.10	so	that	it	will	read:	
	
“6.10	The	problems	and	solutions	around	this	issue	
extend	beyond	Epping’s	boundaries.		With	the	volume	
of	development	anticipated	in	Epping	Forest	District	
and	adjoining	areas	it	is	necessary	to	achieve	a	wider	
co-ordination	of	transport	improvements.”		
	
Amend	paragraph	6.11	so	that	it	will	read:	
	
“6.11	Car	parking	is	very	important	to	the	viability	and	
competitiveness	of	the	Parish’s	town	centre.		Currently	
considered	inadequate,	parking	is	important	for	visitors	
as	well	as	in	residential	areas.		This	Plan	seeks	
improvements	to	existing	parking	charges	and	
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provision	of	additional	spaces	where	appropriate.	
	
There	are	in	excess	of	1220	parking	spaces	spread	
across	the	Parish,	serving	shoppers,	commuters	and	
residents,	a	combination	of	public	parking	spaces	at	
the	multi-story	car	park	at	Cottis	Lane	and	along	the	
High	Street	supporting	the	town	centre,	534	spaces	at	
the	Station,	and	spaces	at	both	St	Margaret’s	hospital	
and	Tesco.		There	are	private	parking	areas	for	
commercial	premises	and	schools.		Visitor	parking	for	
The	Forest	is	mostly	located	south	of	the	M25	outside	
the	Parish.		In	addition	there	is	extensive	on-street	
parking	in	the	residential	areas	of	the	Parish.		The	
scope	of	this	covers	the	parking	needs	of	residents,	
visitors	and	employees,	and	the	provision	with	new	
developments.		
	
Policies	in	the	Plan	seek	to	protect	the	town	centre	car	
parking	calculated	to	support	the	centre’s	future	
functions	serving	the	community	and	as	one	of	the	
District’s	two	main	centres,	including	the	growth	of	
heritage-related	visitors.”	
	
Amend	paragraph	6.13	so	that	it	will	read:	
	
“6.13	To	enhance	the	delivery	of	car	parking	
improvements,	the	owners	/	agencies	will	be	
encouraged	to	manage	parking	in	the	town,	with	a	
variety	of	charges,	timing	and	enforcement	to	reflect	
different	needs	and	demands.		This	approach	would	
include	a	comprehensive	review	of	street	parking	-	
restrictions,	residents’	permits,	etc.	to	align	with	Essex	
County	Council	aims	and	consultation	with	the	North	
Essex	Parking	Partnership.”		
	
Amend	paragraph	6.17	to	read:	
	
“6.17	The	Town	Council	will	encourage	other	agencies	
to	plan	for	improvements	to	local	transport	and	
movement	issues	including	appropriate	capital	and	
grant	funding	sources	to	deliver	the	improvements	as	
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set	out	in	the	Action	Plan	(see	section	13).		It	is	
recognised	that	the	need	for	any	infrastructure	funded	
by	development	needs	to	be	directly	related	to	that	
development	and	fairly	and	reasonably	related	in	scale	
and	kind	to	the	development.”	
	
Amend	paragraph	6.18	so	that	it	will	read:	
	
“6.18	Central	to	the	improvement	of	facilities	for	bus	
users	and	the	creation	of	better	inter-modal	travel	is	
the	provision	of	an	improved	bus	service,	coach,	and	
taxi	stand.	Policy	6	sets	out	what	any	proposals	for	the	
improvement	of	Epping	Station	forecourt	should	
address.”		
	
Amend	paragraph	6.20	by	deleting	the	words	“…listed	
in	policy	3…”	
	
Delete	paragraph	6.23	
	

MN18	 Page	21,		
Policy	6	

Amend	Policy	6	and	its	title	so	that	the	policy	will	read:	
	
“POLICY	6:	Improving	Passenger	Integration	at	Epping	
Station		
	
Any	proposals	at	Epping	Station	and	Station	Approach,	
or	any	re-design	of	Station	Approach,	will	be	expected	
to	deliver	improved	traveller	facilities	such	as	improved	
bus	and	coach	stops,	taxi	stand	and	facilities	for	park-
and-ride	vehicles,	plus	motorbike	and	bicycle	parking	
as	well	as	improved	access	and	circulation	and	other	
enhancements	such	as	improved	traveller	/	real	time	
information.			
	
The	loss	of	the	original	locally	listed	station	building	
would	not	be	supported.		
	
Any	proposed	design	should	deliver	appropriate	
improvements	to	Station	Approach	and	the	junction	
and	an	integrated	station	forecourt	transport	
interchange.		In	order	to	safeguard	future	options,	the	
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former	rail	track	beyond	Epping	Station	towards	North	
Weald	Bassett	and	Ongar	will	be	protected.		Schemes	
should	also	consider	any	future	park	and	ride	facilities	
as	a	key	part	of	any	future	transport	connectivity	
proposals.”	
	

MN19	 Page	24,		
Policy	7	

Amend	Policy	7	so	that	the	policy	will	read:		
	
“Walking,	cycling	and	public	transport	provision	to	
achieve	an	integrated	and	sustainable	transport	system	
is	supported	and	encouraged.		While	commuters	
continue	to	be	drawn	to	Epping’s	tube	station,	car	
parking	in	the	parish	will	need	to	be	managed	as	part	
of	an	integrated	approach	and	the	capacity	of	existing	
public	car	park	sites	in	the	town	shall	be	maintained.		
There	is	a	presumption	against	the	net	loss	of	existing	
public	car	parking	provision.		
	
Acknowledging	the	shift	to	electric	/	hybrid	engines,	
other	opportunities	to	move	towards	net-zero	targets	
will	be	encouraged.		This	includes	the	provision	of	
electric	vehicle	charging	points	in	appropriate	new	
developments.	
																																																																																																																																			
Car	parking	provision	in	accordance	with	Epping	Forest	
District	Council	adopted	standards	or	guidelines	will	be	
required	as	part	of	any	redevelopment	proposals	with	
the	exception	of	schemes	near	the	Underground	
Station	or	on	sites	in	sustainable	locations	(in	
accordance	with	Local	Plan	policy	T1	E	(iv)	which	is	
supportive	of	reduced	or	car	free	development	in	
sustainable	locations).		
	
Where	feasible,	the	provision	of	temporary	car	parks	
during	construction	of	sites	within	the	town	centre	will	
be	sought.”	
	

MN20	 Page	25,		
Policy	8	

Amend	Policy	8	so	that	the	policy	will	read:	
	
“The	provision	of	way-marked	combined	walking	and	
cycling	routes	-	called	Epping	Greenways	-	linking	the	
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town	centre	with	the	public	rights	of	way	network	in	
the	adjoining	countryside	is	encouraged	and	supported.		
Every	opportunity	to	achieve	this	network	should	be	
taken	subject	to	site	by	site	deliverability	
considerations.”	
	

MN21	 Pages	21,	22	
and	26,	
Community	
Aspirations	
boxes	

Amalgamate	the	three	community	aspirations	boxes	on	
pages	21,	22	and	26	into	one	box	that	reads:	[and	
insert	in	this	section	of	the	Plan	at	a	suitable	point]	
	
“COMMUNITY	ASPIRATIONS:	ACCESSIBILITY	AND	
CONNECTIVITY	IMPROVEMENTS	
	
The	Town	Council	will	seek	to	work	with	partner	
organisations	and	other	stakeholders	as	appropriate	to	
reduce	the	need	to	travel	and	encourage	walking	and	
cycling	and	the	greater	use	of	public	transport	including	
consideration	of	the	possibility	and	impacts	of:	
	

• providing	real	time	traffic	information	for	
drivers	to	direct	vehicles	to	the	most	suitable	
routes		

• sharing	passenger	journeys	between	the	Central	
Line	at	Epping	and	the	mainline	station	at	
Roydon	(for	instance	by	extending	the	Oyster	
ticketing	system	to	cover	travel	from	this	
station)		

• increasing	the	use	of	the	Epping	-	Ongar	rail	line	
for	commuting		

• encouraging	the	provision	of	a	park	and	ride	
scheme	between	Ongar	and	North	Weald.	
	

In	addition,	improvements	to	the	local	highway	
network	will	be	sought	through	discussion	with	
appropriate	partners	to	facilitate	ease	of	movement	
through	and	around	the	Parish	which	minimises	the	
impact	on	the	safety,	amenity,	heritage,	and	enjoyment	
of	those	living,	visiting,	and	working	in	the	Parish,	with	
possible	junction	and	other	highway	works	at	the	
following	locations	as	appropriate:		
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• improvements	to	the	junction	of	B1393	(top	of	
Palmers	Hill)	and	B181	(The	Plain)	exploring	the	
options	of	widening	the	B181	to	allow	for	a	
separate	lane	of	traffic	queuing	to	turn	right	
towards	Harlow	from	North	Weald	and	a	mini	
roundabout	to	assist	traffic	flows	

• improvements	to	the	junction	of	Stonards	Hill	
with	B1393	(High	Rd)	and	B181	(Lindsey	Street)	
to	improve	traffic	flows		

• explore	pedestrian	priority	areas	in	the	side	
roads	connecting	High	Road	and	Hemnall	Street	
and	traffic	calming	measures	in	Kendal	Avenue		

• Greenway	footpaths	connections	from	Epping	
town	centre	-	north	into	Epping	Plain,	
connections	to	The	Epping	Way	and	south	
connecting	Hemnall	Street,	Bell	Common	and	
South	Epping																																																																																													

• measures	to	ease	flows	on	Brook	Road	/	Bridge	
Hill		

• junction	improvements	at	Bower	Hill	/	Brook	
Road	and	improved	pedestrian	routes	along	
Centre	Drive	/	Bridge	Hill	into	the	town	centre.		

	
Essex	County	Council	will	be	encouraged	to	prioritise	
highways	improvements	in	and	around	Epping	which	
reflect	the	priorities	of	the	local	community:	
	

• The	need	to	remove	through-traffic	from	the	
built-up	areas	of	the	Parish		

• Greenway	connections	and	enhanced	footpaths	
and	cycleways		

• Improved	bus	facilities	at	Epping	Station	and	
better	interchange	services		

• Improvements	to	cycle	routes	to	facilitate	ease	
of	cycling	across	the	Parish	

• Installation	of	electric	charging	points	at	Epping	
station	and	the	car	park	at	Baker’s	Lane	

• 20mph	speed	limit	on	roads	near	schools.”	
	
	



			 58		

Modification		
number	

Page	
number/other	
reference	

Recommended	Modification		
Changes	to	the	wording	of	the	supporting	text	or	
policies	and	any	new	wording	are	shown	in	italics.		
Please	note	that	paragraph	numbers	refer	to	existing	
paragraph	numbers.	
	

MN22	 Page	29,		
Policy	9	

Amend	Policy	9	so	that	the	policy	will	read:	
	
“In	order	to	protect	the	vitality	of	the	town	centre	and	
its	character	as	a	market	town,	the	extent	of	the	Town	
Centre	is	shown	in	the	adopted	Local	Plan	Policy	P1	and	
Map	5.3	(page	127)	-	shown	below	as	Map	2.		
	
The	adopted	Local	Plan	policies	define	the	extent	and	
the	ranges	of	uses	(Class	E)	sought	within	the	primary	
and	secondary	frontages.		The	'market	town'	nature	of	
Epping	results	from	both	major	retail	and	service	
outlets	as	well	as	small	independent	retail	units	and	
cafés	-	schemes	which	reflect	and	support	this	diverse	
range	of	activities	and	sizes	of	units	will	be	encouraged.	
Changes	of	use	to	residential	at	ground	floor	level	will	
not	normally	be	permitted	in	the	primary	or	secondary	
frontages.	
	
This	policy	does	not	aim	to,	and	cannot,	remove	the	
statutory	provisions	of	the	General	Permitted	
Development	Order	(GPDO)	and	should	be	applied	only	
to	applications	outside	the	scope	of	permitted	
development.”	
	

MN23	 Page	30,		
Map	2	

Amend	Map	2	so	it	is	the	same	as	Map	5.3	in	the	Local	
Plan.		Retitle	Map	2	“Epping	Town	Centre”	
	

MN24	 Page	31,		
Policy	10	

Amend	Policy	10	to	read:	
	
“Within	the	town	centre,	proposals	will	be	considered	
in	the	context	of	the	need	to	maintain	and	enhance	the	
health	and	vitality	of	the	shopping	and	commercial	
/employment	areas.		Ground	floor	uses	within	the	
primary	shopping	area	will	be	predominantly	retail,	
supported	by	restaurants,	pubs,	takeaways	and	offices	
consistent	with	the	scope	of	Use	Class	E	and	Policy	9.	
	
In	addition,	to	maintain	the	function	of	the	town	
centre,	there	will	be	a	presumption	against	changes	of	
use	in	the	primary	shopping	area	which	introduce	uses	
which	do	not	enhance	the	health	and	vitality	of	the	
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shopping	and	commercial	viability	of	the	town	centre.			
 
The	following	are	priorities	for	the	town	centre:	

• developments	designed	to	reflect	the	
character	of	the	area	

• maintenance	and	improvement	of	access	
provision																																																																																																							

• protection	of	listed	buildings	and	the	fabric	
of	historic	shop-fronts	

• protection	of	Historical	Charter	Market	
• the	High	Street	market	with	potential	for	

seasonal	markets	and	events	
• temporary	uses	in	empty	shops	such	as	art	/	

craft	displays	
• in	the	conservation	areas	shop	fascia	and	

hanging	signs	should	be	of	traditional	
design,	externally	illuminated	where	
illumination	is	necessary,	with	the	level	of	
illumination	set	to	avoid	light	pollution,	
glare	for	passing	traffic	or	for	nearby	
residents.	

	
Any	development	proposals	which	facilitate	the	
delivery	of	these	priority	improvements	will	be	
supported.	
	
Where	appropriate	in	terms	of	both	parking	and	
design,	the	conversion	of	first	floor	space	to	residential	
uses	in	the	town	centre	will	be	permitted.”	
	

MN25	 Page	31,		
Policy	11	

Amend	Policy	11	to	read:	
	
“Any	proposed	changes	to	shop-fronts	or	signage	shall	
be	undertaken	to	a	high	standard	of	design.	
	
Any	new	signage	or	alterations	to	shop	fronts	in	the	
town	centre	should	contribute	preserve	or	enhance	
and,	wherever	possible,	contribute	positively	to	the	
character	or	appearance	of	the	conservation	areas	and	
to	the	quality	of	the	building	and	street-scene.	
																																																							[continues	on	next	page]																																																													
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The	design	of	any	shop-front	alterations	shall:	
	

• ensure	that	original	or	historic	shopfronts	
are	repaired	and	retained	unless	their	
condition	has	deteriorated	to	such	an	extent	
that	prohibits	this,	and	

• If	repair	is	not	feasible	then	the	
presumption	will	be	for	a	faithful	
reproduction	of	the	original	shop	front	
features,	using	appropriate	materials	and	
colours.”	

	
MN26	 Page	28	

onwards,	
paragraphs	
7.3,	7.4,	7.5,	
7.10	

Amend	paragraph	7.3	to	read:	
	
“7.3	There	are	a	number	of	sites	identified	within	the	
adopted	Local	Plan	for	development	within	or	close	to	
the	town	centre.”	[note	existing	bullet	points	are	
deleted] 
	
Amend	paragraph	7.4	to	read:	
	
“7.4	The	extent	of	the	town	centre	reflects	the	
concentration	of	commercial	activity	to	meet	residents’	
and	visitors	needs.	The	delineations	of	the	District	
Centre	boundary,	primary	shopping	area,	plus	primary	
and	secondary	frontages	are	shown	in	the	Epping	
Forest	District	Local	Plan	2011-2033	-	the	‘Town	centre	
Designations	for	Epping’.”	
	
Delete	paragraph	7.5	
	
Amend	paragraph	7.10	to	read:	
	
“7.10	Delivery:	Improvements	in	the	public	realm	will	
be	pursued	through	the	consideration	of	planning	
applications	and	negotiations	with	landowner	
stakeholders.”	
	

MN27 Page	32,		
Policy	12	

Amend	the	footnote	to	Policy	12	by	changing	the	page	
references	from	65	to	67	and	116	to	119	
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MN28 Page	32,	
paragraph	8.2	

Amend	the	first	sentence	of	paragraph	8.2	by	deleting	
the	words	“…the	first	two	sections	are	entitled	
‘Building	a	strong,	competitive	economy’	and	‘Ensuring	
the	vitality	of	town	centres’….”		
	

MN29 Page	34,		
Policy	13	

Revise	Policy	13	to	read:	
	
“The	loss	of	arts,	cultural,	sporting,	social	and	
community	facilities	in	the	Parish	is	strongly	resisted.		
Where	a	change	of	use	is	proposed	to	another	use,	or	
the	facility	would	be	lost,	this	will	only	be	acceptable	
where	a	replacement	facility	of	equivalent	or	better	
quality	is	provided	on-site,	on	another	site	within	the	
Parish	or	in	an	appropriate	location	which	is	convenient	
and	accessible	to	residents	of	the	Parish.	
	
Opportunities	will	be	sought	from	any	new	
development	proposals	to	improve	facilities.		
	
Specific	proposals	which	will	be	particularly	
encouraged	are:	
	

• the	provision	of	improved	health	
infrastructure	covering	primary,	community	
and			mental	healthcare	and	acute	based	
services,	

• the	provision	of	new	community	space,	
• education	provision	including	early	years	

and	childcare,	
• the	provision	of	improvements	to	play	and	

recreational	facilities	to	meet	the	local	
community’s	needs.”		

	
MN30 Page	34	

onwards,	
paragraphs	
9.2,	9.6	

Amend	the	second	sentence	in	paragraph	9.2	to	read:		
	
“…for	instance	a	replacement	Princess	Alexandra	
Hospital	is	planned	within	the	Harlow	and	Gilston	
Garden	Town	area.”	
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Amend	paragraph	9.6	to	read:		
	
“	The	provision	of	schools	and	education	is	planned	in	
conjunction	with	new	residential	development.		It	is	
expected	that	the	South	Epping	development	will	
provide	a	new	education	and	early	years	and	child	care	
site.”	
	

MN31	 Page	35,	
paragraph	9.5,	
Community	
Aspirations	
box	

Delete	paragraph	9.5	in	its	entirety	
	
Amend	the	Community	Aspirations	box	to	read:	
	
“Proposals	for	new	development	provide	opportunities	
for	new	community	facilities,	and	
Community	Aspirations	for:	
	

• public	art,	
• recreation	for	young	teenagers,	notably	

improvement	and	potential	expansion	to	
the	skate	park	area	at	Stonards	Hill	and	
elsewhere	based	on	surveys	of	local	young	
people	and	residents’	views,	

• protecting	valued	landscape	features,	i.e.	
important	vistas	and	

• Exploring	the	potential	for	a	new	health	hub	
to	serve	the	future	identified	needs	of	the	
Epping	community	typically	including	GP	
services,	community	health	services,	
podiatry,	x-ray	and	diagnostic	services	and	
drop-in	blood	tests.”	

	
MN32 Page	36,	

paragraph	
10.1,	Table	2	

Amend	paragraph	10.1	to	read:	
	
“10.1	The	provision	of	facilities	for	local	residents	has	
been	addressed	in	section	9	and	part	of	section	6	
concerns	speed	limits	on	traffic	near	schools.		Policy	14	
addresses	the	issues	of	residential	amenity.		
	
Epping	is	an	old	town	with	residential	properties	
sometimes	close	to	other	types	of	land-use	and	the	mix	
of	residential	properties	with	other	aspects	of	Parish	
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life	is	integral	to	the	area’s	attractiveness	and	vitality.		
	
The	demographic	profile	of	Epping	is	shown	below.”	
	
Update	Table	2	to:	
	
“Table	2:	Demographic	Details@	Age	Groups	(Census	
2021)		
	
	 0	-	

14	
15	-	
29	

30	-	
44	

45	-	
59	

60	-	
74	

75	
-	
84	

85+	

Epping		 17.8	 14.2	 21.1	 20.2	 15.7	 7.7	 3.4	
Essex		 17.5	 16.1	 19.2	 20	 15.5	 6.5	 2.9	
England		 17.3	 18.3	 20.3	 19.6	 15.5	 6.5	 2.5	

	

MN33 Page	37,		
Policy	14	

Amend	the	title	of	Policy	14	to	“Encouraging	Good	
Design	and	Protecting	Residential	Amenity”	and	the	
text	of	the	policy	to	read	in	its	entirety:		
	
“New	development	must	take	the	Essex	Design	Guide	
(and	any	successor	documents)	into	account	and	
respect	the	design	qualities	and	character	of	the	local	
area.	
	
New	development	must	protect	the	amenities	of	
existing	residents	with	particular	regard	to	noise	
generation,	overlooking,	and	car	parking.”	
	

MN34	 Page	37,		
Policy	15	

Amend	Policy	15	to	read:	
	

“The	loss	of	bungalows	and	retirement	and	specialised	
housing	throughout	the	Plan	area	will	be	resisted,	in	
order	to	retain	a	balanced	blend	of	housing	types	in	the	
Parish	serving	in	particular	older	residents	and	those	
with	care	or	support	needs.	
	
Given	the	age	of	many	buildings	and	parts	of	Epping,	
the	construction	of	basements	and	other	subterranean	
alterations	are	a	major	concern,	proposals	will	
therefore	only	be	supported	in	accordance	with	the	
Local	Plan	policy	DM12	‘Subterranean,	Basement	
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Development	and	Lightwells’.	
	
The	conversion	of	detached	garages	on	residential	
plots	into	separate	dwellings	will	be	resisted	if	the	
proposal	significantly	harms	the	character	of	the	area	
and	amenity	of	the	occupiers	of	neighbouring	
properties.”	
	

MN35	 Page	37,		
Policy	16	

Amend	Policy	16	to	read:		
	
“A	mix	of	facilities	at	the	‘local	centre’	serving	
Coopersale	is	encouraged	and	shall	include	a	
convenience	store	and	other	uses	such	as	restaurants	
and	take-aways	which	serve	the	day	to	day	needs	of	
residents.		Proposals	which	involve	the	loss	of,	or	
reduce	or	erode	the	number	or	mix	of	facilities	serving	
the	local	community	will	be	resisted.”	
	

MN36	 Page	38	
onwards,	
paragraphs	
11.1,	11.2,	
11.3,	11.4,	
11.5,	11.9,	
general	

Amend	paragraph	11.1	to	read:	
	
“11.1	The	heritage	and	public	realm	are	important	
factors	in	the	distinctive	appearance,	and	unique	
nature	of	the	Parish.	The	Essex	Historic	Environment	
Record	(HER)	maintains	a	list	of	all	the	heritage	assets	
in	Essex.	There	are	134	heritage	records	on	the	HER,	62	
of	which	are	Listed	Buildings.		There	are	three	
Conservation	Areas	in	Epping	Parish,	the	Epping	Forest	
Purlieu	Bank	is	a	Scheduled	Monument	and	Coopersale	
House	has	a	Registered	Park	and	Garden.	The	
remaining	assets	Include	Roman	metal-detecting	finds	
and	industrial	archaeology	associated	with	the	railway.		
It	is	very	likely	that	there	are	many	more	heritage	
assets	in	the	Parish	as	not	all	will	yet	be	listed	on	the	
HER.	
	
The	Domesday	Book	of	1086	gives	brief	details	of	
“Eppinga”.		The	name	“Eppinga”	is	thought	to	be	from	
the	Anglo-Saxon,	indicating	that	the	area	was	settled	
well	before	the	Norman	Conquest	of	1066.		
	
The	small	market	town	feel	is	preserved	by	the	
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enfolding	embrace	of	the	forest	and	the	Green	Belt	and	
a	main	street	wide	enough	for	markets.”	
	
Amend	paragraph	11.2	to	read:	
	
“11.2	There	are	47	statutorily	listed	buildings	in	Epping	
High	Street	plus	several	locally	listed	or	buildings	of	
townscape	merit.		A	few	timber	framed	buildings	from	
the	17	century	still	exist	there,	the	oldest	being	the	
Black	Lion	public	house.		Two	of	the	town’s	buildings	
are	listed	Grade	II*	St	John’s	church	and	Epping	Place,	
the	remainder	are	Grade	II.		The	layout	of	the	listed	
buildings	emphasise	the	historical	importance	of	
Epping	town	centre	(see	Annex	D,	a	Brief	History	of	
Epping).		Much	of	the	town	was	rebuilt	in	the	mid-18th	
century	following	a	major	fire	which	devastated	much	
of	the	town’s	earlier	fabric.”	
	
Delete	the	last	sentence	of	paragraph	11.3	which	reads	
“Much	of	the	town	was	rebuilt…”	
	
Delete	paragraphs	11.4	and	11.5	
	
Change	reference	to	Policy	HC12	in	paragraph	11.9	to	
Policy	DM7	
	
Correct	references	to	Coopersale	Conservation	Area	to	
“Coopersale	Street	Conservation	Area”	
	

MN37	 Page	39,	
Community	
Aspirations	
Box	

Retain	the	first	sentence	in	the	Community	Aspirations	
box	that	reads	“This	Plan	specifies	a	range	of	measures	
as	Community	Aspirations	to	support	and	enhance	the	
area’s	heritage	and	public	realm:”	
	
Change	the	wording	of	the	first	bullet	point	in	the	
Community	Aspirations	box	to	read:	
	
“The	retention	of	the	town’s	particular	features	of	
special	architectural	and	historical	interest	and	
features	of	character	and	appearance	deemed	
desirable	including	its	vernacular	architectural	style	
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such	as	pargeting,	iron	railings	and	tall	ornate	
chimneys,”	
	
Change	the	wording	of	the	second	bullet	point	in	the	
Community	Aspirations	box	to	read:	
	
“A	review	of	the	town’s	Conservation	Areas	is	proposed	
to	assess	whether	the	layout	of	the	area	between	the	
Bell	Common	and	Town	Conservation	Areas	is	of	
sufficient	special	architectural	or	historic	interest	as	
part	of	the	town’s	main	thoroughfare	to	warrant	
designation	thus	linking	the	two	existing	conservation	
areas.	
	
Convert	the	existing	second	bullet	point	to	a	third	
bullet	point	and	amend	so	that	it	will	read:	
	
“Theydon	Grove,	The	Orchards	and	Albany	Court	could	
be	included	in	any	review	of	the	town’s	built	heritage	
within	the	Parish.		The	review	will	seek	to	identify	any	
areas	of	special	architectural	character	where	buildings	
of	local	heritage	will	be	given	added	protection	against	
loss	or	damaging	alterations.		The	Town	Council	with	
EFDC	will	also	identify	features	of	special	historical	and	
architectural	interest	to	add	to	the	Character	Appraisal	
and	Management	Plan	for	the	Epping	Conservation	
Area	of	November	2009.”	
	
Add	a	new	bullet	point	to	the	Community	Aspirations	
box	in	an	appropriate	place	that	reads:	
	
“Whilst	the	Conservation	Areas	of	Epping	Town	will	
afford	some	protection	to	trees,	it	would	also	be	
beneficial	to	encourage	the	retention	and	replanting	of	
trees,	and	other	landscape	features	within	the	
Conservation	Area	and	wider	town	area.”	
	
[the	existing	third	bullet	point	is	retained]	
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MN38	 Page	39,		
Policy	17	

Amend	Policy	17	to	read:	
	
“The	policy	refers	to	all	the	heritage	assets	as	identified	
on	the	Historic	Environment	Record	(HER),	including	
the	below	ground	archaeology	and	non-designated	
heritage	assets.		All	new	housing	or	commercial	
development	should	include	a	proportionate	desk-
based	assessment	based	on	a	search	of	the	HER	where	
appropriate	to	assess	the	impact	on	below	ground	
archaeological	deposits.	
	
Within	the	Bell	Common	and	Epping	Conservation	
Areas,	any	development	proposals	or	works	in	the	
public	realm	will	be	required	to	protect	or	enhance	the	
character	or	appearance	of	the	Conservations	Areas	
and	are	expected	to	be	designed	with	particular	regard	
to	the	following:	
	

• the	scale,	bulk	and	design	prevalent	in	the	area;	
• the	setting	and	layout	of	adjoining	historic	and	

listed	buildings	and	structures;	
• the	details	and	materials	used	in	the	area;	
• retention	of	heritage	features	such	as	awnings	

and	fixtures,	stall	risers,	windows	and	their	
associated	stays,	original	shop-fronts,	

• avoiding	the	painting	of	walls	and	introduction	
of	internally-illuminated	or	bright	dominant	
signage,	

• using	directional	signage	and	road	lining	of	
appropriate	heritage	types	rather	than	national	
standard	and	seeking	to	remove	superfluous	/	
out	of	date	direction	and	informative	signs,	and	

• the	use	of	street	furniture	which	conform	with	
the	public	realm	themes	of	the	conservation	
area.”	
	

MN39	 Page	42,	
paragraph	
12.3	
	
	

Delete	paragraph	12.3	
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MN40	 Page	43,	
paragraphs	
13.1,	13.2,	
13.3	

Delete	the	words	“…(compared	with	the	consultation	
draft	of	the	Local	Plan)…”	from	paragraph	13.1	
	
Amend	paragraph	13.2	so	that	the	paragraph	will	read	
in	its	entirety:	
	
“13.2	The	South	Epping	site	will	require	masterplans	or	
design	briefs	to	be	prepared	and	adopted	to	ensure	
provision	of	necessary	infrastructure	and	facilities.”	
	
Delete	the	last	sentence	of	paragraph	13.3	that	starts:	
“The	phasing	anticipates	that	sites	at	Station	/	Station	
Approach…”	
	

MN41	 Page	44	
onwards,	
paragraphs	
13.4,	13.5,	
Action	Plan	

Amend	the	titles	in	paragraphs	13.4	and	13.5	
respectively	to:		
	
“Action	Plan:	The	following	is	an	Action	Plan	
incorporating	proposals	and	community	aspirations	
from	the	Neighbourhood	Plan:”	and	“The	proposals	
and	community	aspirations	in	the	plan	include	various	
infrastructure	requirements:”	
	
Delete	the	following	entries	in	the	Action	Plan:	
	

§ Agree	new	Green	Belt	boundary	adjustments		
§ Designation	of	Stonards	Hill	and	Coopersale	

cricket	ground	as	Local	Green	Space		
§ Negotiate	with	EFDC	re.	development	and	

facilities	at	Epping	High	Street	offices	site		
§ Contribute	to	Masterplan	process	for	South	

Epping																																																																																																	
§ Implement	plan	so	that	car	park	usage	meets	

local	needs																																																																																																																			
§ Prepare	a	visitor	strategy	including	shops	/	

services	and	information	provision		
§ Negotiate	with	a	provider	to	create	a	heritage	

centre	promotion	on	the	High	Street		
§ Liaise	with	key	members	of	the	London	

Stansted	Cambridge	Corridor	to	promote	
Epping’s	role	as	a	centre	for	hospitality	for	
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business	and	visitors		
§ Promote	discussions	with	Essex	County	Council	

and	business	stakeholders	to	develop	
information	and	signage	to	promote	walking	
from	Epping	town	centre	into	the	countryside		

§ Prepare	a	programme	and	identify	stakeholders	
for	the	delivery	of	a	multipurpose	venue	for	
community	groups	etc.	

§ Negotiate	with	Essex	County	Council	regarding	
seeking	Government	grant	for	infrastructure	
improvements	to	facilitate	new	development		

§ New	car	parks	as	part	of	St	John’s,	Baker’s	Lane,	
Station	re-development		

§ Infrastructure	to	support	South	Epping		
§ Cycle	facilities	in	town	centre	and	part	of	

Station	redevelopment		
§ Junction	improvements		
	

Remove	all	actions	relating	to	South	Epping	and	St	
John’s	and	Bakers	Lane.	
	
Change	the	following	entries	in	the	Action	Plan:	
	

§ Amend	the	fifth	bullet	point	on	page	44	so	that	
this	bullet	point	reads	in	its	entirety:	“Delivery	
of	health	infrastructure	to	meet	the	identified	
needs	of	the	local	community”		

§ Amend	the	second	bullet	point	on	page	45	by	
adding	“and	other	relevant	rail	operators”	after	
“…Transport	for	London…”	

	
Remove	all	specific	policy	or	page	numbers	from	the	
retained	list	of	items	
	

MN42	 Page	49	
onwards,	
Annexes	

Delete	Annexes	A,	B,	G	
	
Amend	the	following	in	Annex	J,	Glossary:	
	

§ EFTC	to	“EFDC”	
§ Delete	“LPSV”	
§ Change	SLAA	“available”	to	“availability”	
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MN43	 Page	23/Map	
1	Proposals	
Map	

Delete	Map	1	

List	Ends	
 
 
	
	
	
	









Epping Town Council ATTACHMENT F 

                                                                              
Ordinary Council Meeting   

TOWN MAYOR’S DUTIES/ENGAGEMENTS: Cllr Janet Whitehouse 
14th January 2026 – 10th February 2026 
 
19th January 2026 Epping Petanque Club AGM 

 
19th January 2026 Informal public toilet meeting for ETC 

21st January 2026 Young Carers’ Club (Action for Family Carers) 
 

25th January 2026 Epping for Everyone event 
 

28th January 2026 Essex Dementia Network meeting 
 

4th February 2026 Launch of Epping Town Trail 

7th February 2026 Epping Eppingen Quiz 

10th February 2026 100th birthday celebration – Ashlar House  

  
 
DEPUTY TOWN MAYOR’S DUTIES/ENGAGEMENTS: Cllr R Sharif 
14th January 2026 – 10th February 2026 
 
There were no duties or engagements for this period. 



Epping Town Council    10/02/26  ATTACHMENT G 

REPORT OF THE TOWN CLERK 
 

1 LITTLE FREE LIBRARY 
 

 
 
Epping Town Council’s first Little Free Library has been placed in the Community 
Garden beside Marks & Spencer in the ‘reading area’. This will be monitored for use 
and effectiveness. If anyone has any books to donate to the library, please place them 
inside. 

 
2 TALK ABOUT EPPING: SPRING 2026 

Talk About Epping Spring 2026 should be available online by the 6th February 2026 
and in hard copy format in the second week of February 2026. 

 
3 STREET FOOD MARKET 

Further to Council’s resolution in August 2025, Epping Town Council’s first street food 
market will take place on Friday 13th March 2026, 3pm to 9pm. This will be a trial 
market to see how it goes. The Town Clerk and Planning, Market & Events Officer will 
assist with the delivery of the first market and then liaise with the Market Committee 
on details moving forwards. The company hosting the market are an experienced 
market operator and have called the event Epping Eats. If all goes well, this will be a 
monthly street food market, every second Friday of the month. 
 

4 JACK SILLEY PAVILION 
 
A company has been appointed by Council’s insurance company to monitor the 
potential building movement at the Jack Silley Pavilion and they visited in December 
2025. The Town Clerk is still waiting for a monitoring plan or any plan of action. 
 
 
 
 



Epping Town Council    10/02/26  ATTACHMENT G 

5 HIGH STREET FUNDING 
 
Epping Forest District Council’s Economic Development and Inclusion team invited the 
Town Clerk to discuss potential improvements to Epping High Street to help 
businesses, the market and improve vitality. The group discussed several options and 
decided an electrical supply on possibly the ‘piazza’ area would be an asset, so music 
and entertainment could be provided in the High Street periodically. There was a very 
short time frame to apply for some funding from Essex County Council for this 
scheme. The Economic Development Team applied and were successful. Officers from 
both Councils are now pursuing ways to deliver this by the end of March 2026, which 
is the delivery deadline. 



























ATTACHMENT K1 
 

EPPING ROSEBOWL COMPETITION 
From Spring 2026 

 
• The New Rosebowl competition is launched using posters, Twitter and an 
Everything Epping Forest 
 
• People are asked to send in pictures of their favourite front 
garden/balcony/window boxes between 1st April and 1st June each year 
 
• Public exhibition or judged by Epping in Bloom 
 
• Winner notified by letter and invited to attend Town Show to receive their 
award. If not available, at the next available Council meeting 
 
• Winner awarded at the Town Show each year and a garden related prize 
given (garden centre voucher?) 
 
• The original Rosebowl should be kept at Epping Hall on display and a 
duplicate Rosebowl trophy given to the winner each year 
 
• Publicise winning garden/winner in Talk About Epping and a press release by 
Everything Epping Forest if the winner consents 
 
 
Procedure: Epping Rosebowl Competition From Spring 2026 



ATTACHMENT K2 
 

BUSINESS COMMUNITY COMPETITION 
From Spring 2026 

 
• The New Business Community competition is launched using posters, Twitter 
and through Everything Epping Forest 
 
• People are asked to nominate an Epping Business that goes above and 
beyond to support the community 
 
• Any business in Epping Parish (Epping, Coopersale, Fiddler’s Hamlet) 
including shops, offices, pubs, service businesses such as estate agents and 
solicitors 
 
Criteria may include: 
 
• Welcoming/inclusive/excellent customer service 
• Part of Kinder Essex 
• Part of community toilet scheme 
• Accessible 
• Clear signage 
• Well kept premises 
• Hosts/joins in with High Street events 
• Promotes other community events (posters, etc) 
• Part of group to promote the vitality of the High Street 
 
• Nominations to be sent to Council by a set date and judged by full Council 
 
• Winner notified by letter and invited to attend the next available Council 
meeting 
 
• Business to receive an award to display and a prize 
 
• Business promoted through Talk About Epping and Everything Epping Forest 
 
 
 
Procedure: Epping Business Community Competition From Spring 2026 
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