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Letter or Email Response: 
1.0 Representation to the Epping Forest District Council Draft Local Plan Consultation - 31s, of October to the 12th of 
December 2016  1.1 In reference to the consultation on the Epping Forest District Council Local Plan 2011-2033 Draft 
Local Plan Consultation Document, the following report is prepared by Coda Planning, on behalf of SMC Properties Ltd.  
1.2 Epping Forest District Council welcomes the putting forward of sites for potential development as part of the Draft 
Plan consultation process. The land being put forward as part of this process is introduced below and subsequent 
discussion regarding the site establishes its clear suitability to be removed from the Green Belt and allocated for 
residential development in the emerging Local Plan.  2.1 Site Introduction and Location  2.2 The site, Amesbury Mead 
Farm Livery is located just off Sewardstone Road, at the edge of the Hamlet of Sewardstone. The site is approxi mately 
2.90 hectares in size; its current usage is as a Livery. Part of the site is currently occupied by a residential dwelling and 
agricultural buildings, and this part of the land is thus previously developed land i n line with the NPPF's definition. The 
site is located within the Metropolitan Green Belt and the Lee Valley Regional Park and this matter will be discussed in 
detail in a later part of this document. *ATTACHMENT OF AN AERIAL IMAGE SHOWING SITE OUTLINED IN RED*  2.3 The 
settlement of Sewardstone is identified as a well-functioning Hamlet in the Draft Local Plan. The Draft Local Plan sets 
out a vision for Sewardstone, which states that future development will protect the existing character of the hamlet. 
As could be expected for a settlement of Sewardstone's size, it does not offer a wide range of services and amenities, 
and access to public transport options is somewhat limited in the immediate surroundings. The nearby settlements of 
Waltham Abbey (2 miles) and Chingford, an area of the London Borough of Waltham Forest in East London (1.5 miles) 
do offer all of these. 11,290 homes, 110 less than the objectively assessed need of 11,400. It is thus asserted that the 
Plan with its current allocation is not sound, or in conformity with the NPPF which states at paragraph 14 that Local 
Plans should meet objectively assessed need, with sufficient flexibility to adapt to rapid change.  3.4 As the OAN for 
housing is not met, it is asserted that settlements not allocated to deliver any housing must be given further 
consideration. This is especially the case when the clear suitability and deliverability of the site is taken into account, 
with the release of such sites from the Green Belt now a requirement to ensure the emerging Local Plan is sound.  4.1 
Suitability of the Site  4.2 As previously introduced, it is strongly considered that the site being put forward is highly 
suitable for release from its Green Belt designation for the purposes of residential development, and not only is it 
suitable but it is also demonstrably deliverable within the short-term period immediate following adoption of the Local 
Plan. This point must be given significant weight in light of the NPPF's requirement for LPAs to deliver their OAN for 
housing with sufficient flexibility to adapt to rapid change. Many of the current sites designated to deliver EFDC's 
housing need are of very substantial size, which increases the risk associated with their deliverability and extends the 
time period within which they can realistically be 'built out'. The result of this is to reduce the flexibility of the 
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proposed housing supply, therefore making the need to deliver smaller and more flexible sites, such as that under 
discussion in this document, even more crucial.  4.3 The wider suitability of the site is also asserted due to a number of 
other factors, those being: its alignment with the draft Local Plan; the established issues relating to the soundness of 
the emerging Plan; the development potential of the site itself in delivering a wide choice of high-quality homes; and 
the application of a sequential approach to the site's analysis, as required within the draft Local Plan.  4.4 In 
establishing the site's basic suitability, the fact that it is located at the edge of the settlement of Sewardstone is key. 
Within the emerging document it is understood that Sewardstone currently has no allocation for residential 
development , and furthermore that the vision for the settlement does not appear to profess support such proposals. 
One site was identified and considered during prior consultation periods, however it was deemed unsuitable owing to 
perceived harm to the Green Belt. In this regard, the vision for Sewardstone states that "Future development will 
protect the existing character of the Hamlet and avoid further ribbon development along Sewardstone Road." Whilst 
this is noted and taken into account, it is asserted that exceptional circumstances exist due to the urgent requirement 
for EFDC to identify additional sites to enable demonstration of the delivery of its OAN for housing, meaning that 
sensitive development at the edge of the settlement of Sewardstone may be supported where suitable.  4.5 Beyond 
this, one of the weaknesses of the existing physical form of Sewardstone is that development has historically been 
linear along the principal Sewardstone Road, which has not supported the creation of a settlement centre and 
associated services. Whilst it is acknowledged that this is the reason behind the above 'vision for Sewardstone' and that 
any development on the subject site would also be linear in nature, it is asserted that any residential development 
would support the creation a settlement centre and associated services by providing a larger critical mass of people to 
support and expand the services already on offer within the settlement. Further, it would contribute towards a 
physical consolidation of the settlement that would work in line with the 'vision' to make Sewardstone more sustainable 
in itself.  s.o Green Belt and the Suitability for Release  5.1 92% of Epping Forest District is within the metropolitan 
Green Belt. As established previously this includes the subject site, and it is thus necessary to justify its release from 
this designation in order for it to be allocated for residential development in the emerging plan. In this regard, Draft 
Policy SP 5, Green Belt and District Open Land, sets out the LPA 's preferred approach in terms of Green Belt release, 
and beyond this it is an accepted position that evidence suggests that there is a need to review the extent of Green 
Belt within the District. Only by doing so is it possible to deliver the vision and objectives of the Draft Local Plan and to 
support the long-term sustainability of the District and wider area as identified in Draft Policies SP 2 and SP 3.  5.2 The 
LPA's preferred approach is to alter the Green Belt boundary as currently identified on the adopted 1998 Local Plan 
maps. Paragraph 83 of the NPPF requires that exceptional circumstances are demonstrated in order to justify any 
alterations to Green Belt boundaries. There is no clear definition as to what justifies exceptional circumstances, 
however in this case it is asserted that the current failure of Draft Policy SP 2 to allocate enough sites around 
settlements represents exceptional circumstances - and the release of additional Green Belt land is necessary in order 
to meet objectively assessed need (OAN). It is noted that the LPA's strategy is seeking to minimise the use of the Green 
Belt land for development, however for the reasons set out above it is considered necessary in order to meet the OAN 
for housing.  5.3 A Green Belt Review, Stage 1, was published in September 2015. The main purpose of this Stage 1 
study was to undertake a high level of review of Green Belt land across the District in order to identify the contribution 
of the Green Belt parcels towards national Green Belt purposes, as set out in the National Planning Policy Framework 
(NPPF). A Stage 2 report will follow the Stage 1 report, however as of yet this report has not been published. It is noted 
that this Stage 1 study will only provide one piece of evidence amongst a wide range of considerations that must be 
taken into account before any potential changes to the Green Belt boundaries are proposed. Such considerations 
include, but are not limited to, OAN for development, infrastructure capacity, the availability ofland for development, 
and sustainability.  6.5 Draft Policy E 4 sets out the importance of Lee Valley Regional Park as a tourist attraction, 
which in this case has little relevance to the site in question. Indeed, it is evident that where some relevance exists, 
any very limited contribution that the site makes to this role is substantially outweighed by the need to fulfil the 
Council's OAN for housing. In terms of Draft Policies DM 1, DM 4 and DM 9, all issues of importance as part of these can 
again be fully addressed during subsequent stages, and with specific reference to Policy DM 9, it is clear that design 
would be of a high quality in line with requirements.  6.6 Draft Policy DM 3 is of particular relevance to the Epping 
Forest Special Area of Conservation (SAC) and the Lee Valley Special Protection Area (SPA), however as the site is not 
within either of these areas it is evident that its release from the Green Belt for the purposes of residential 
development would be in line with this policy.  6.7 Pursuant to the above discussion, and the sites compliance with all 
of the relevant policy in the Draft Local Plan, it is evident that the Lee Valley Regional Park does not represent a 
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constraint to residential development in this area. In conjunction with the above demonstration of the site's suitability 
for Green Belt release this therefore further establishes its overall deliverability.  7.1 Objectively Assessed Need + Site 
Development Potential  7.2 With an area of approximately 2.90 hectares, the site has clear and significant 
development potential in terms of delivering a wide choice of quality homes, important as specified by section 6 of the 
NPPF. This is of even greater importance when the failure of the Council to allocate enough housing sites to meet 
objectively assessed need is considered; this will be discussed in detail below. 7.3 In the Draft Local Plan it is stated 
that the number of homes to be built in the plan period 2011-2033 is 11,400. Homes built from 2011 to 2016 totals 
1,173, this is significantly lower than the required for this period. Sites with planning permission up to March 2016 
totals 1,194 with a further 595 houses allocated through windfall sites, this equates to a total supply of 2,950. 
Requirement met through strategic sites around Harlow within the Epping Forest District totals 3,900; this leaves an 
overall remaining requirement to be provided elsewhere within the District of 4,550. A residential development on this 
site would make a significant contribution to meeting this requirement.  7.4 EFDC asserts that in the years 2016-33 that 
they have enough housing supply to not only meet OAN, but to also exceed it. However this is considered to be 
inconsistent and contradictory when it is taken into consideration that not enough sites are allocated in the emerging 
Local Plan to meet OAN. It is thus asserted that EFDC do not have enough housing supply to meet OAN.  7.5 It should 
also be noted that housing targets from the years 2016/ 17-2032 are based on OAHN (objectively assessed housing 
need), which does not equate to a housing target; this was clarified in a Ministerial statement in December 2014. Itis 
thus asserted that EFDC cannot demonstrate a five year supply of deliverable sites. OAN for housing. As such, it can 
thus be asserted that there is a need to look further along the sequential approach, in this case at previously 
development land within the Green Belt and Green Belt land on the edge of a settlement.  8.4 As a result of this, and 
the above attributes of the land, it is evident that the subject site must be ranked sequentially higher and it is 
therefore reasserted that in accordance with the priorities of the emerging Local Plan, the requirements of the NPPF, 
and the necessity to release more Green Belt land for housing, the subject site must be favourably considered in this 
regard .  9.1 Conclusion  9.2 Pursuant to the discussion set out in this document, it is asserted that this site should be 
released from the Green Belt and should be allocated for residenti al development in the emerging Local Plan. This is 
asserted for a number of reasons:  9.3 One of the main reasons is due to the fact the emerging Local Plan is not sound, 
nor is it in conformity with the NPPF. This is considered to be the case due to the fact that the emerging Local Plan 
does not allocate enough sites to meet objectively assessed need.  9.4 Another reason is due to the site's clear 
suitability for release from the Green Belt and also its suitability to be brought forward for residential development , 
which has been clearly demonstrated in this document. This suitability remains the case when it is considered that the 
site is in the Lee Valley Regional Park, a fact that does not represent a significant constraint in this case.  9.5 The 
significant positive development potential of the site when its physical and locational characteristics are considered is 
another reason the site should be allocated for residential development and released from the Green Belt. The site has 
even more potential when the failure of Epping Forest District Council to allocate enough sites to meet objectively 
assessed need is considered, as well as the District's lack of demonstrable five year housing land supply.  9.6 Finally, it 
has been demonstrated that a sequential approach has been applied in the case of this site and in light of the 
application of this approach it is evident that the site is very much suitable to be brought forward for residential 
development. Pursuant to this it is clear that the site should be released from the Green Belt and allocated for 
residential development to enable the emerging Local Plan to be found sound by the Planning Inspectorate.    
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