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Report to the District Development 

Management Committee 
 
Report Reference:  EPF/2503/19 
Date of Meeting:  21 December 2020 
 

 
Site Address:   Land to the North of Dowding Way, 
    Waltham Abbey, EN9 3YX 
 
 

Application Number: EPF/2503/19 

Application Type:  Full planning application 

Proposal: Full planning application for the erection of 1 no. 
building for use as a warehouse (Use Class B8) with 
ancillary accommodation & photo studio (sui generis) 
with gatehouse, sprinkler tanks & pumphouse, 
substation, fuel island, vehicle wash, attenuation 
ponds and associated works; 1no. multi-storey car 
park with associated bridge link, along with access & 
servicing arrangements, landscaping & external 
amenity areas, roof-mounted photovoltaic array; 
creation of signalised junction to A121 and shared 
foot and cycle links including a connection to the 
Public Right of Way network.  

Site Address: Land North of Dowding Way, Waltham Abbey, Essex, EN9 
3YX 

Ward: Waltham Abbey Honey Lane Ward  

Parish: Waltham Abbey 

Conservation Area: No 

EFDLP Site Allocation Yes EFDLP Ref: WAL.E8 
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Epping Forest Special Area of 
Conservation 

Subject to the satisfactory completion of air quality 
modelling work in relation to the introduction of a right hand 
turn ban from A121 Honey Lane East into Forest Side and 
the imposition of  planning conditions and completion of a 
section 106 planning obligation to secure the measures 
identified in the Interim Air Pollution Mitigation Strategy, the 
Council can conclude that there will be no adverse impact 
on the integrity of the Epping Forest Special Area of 
Conservation.  

 

Applicant: Next PLC  

Agent: Tim Rainbird, Director, Quod 

Planning Case officer: James Rogers  

Tel: 01992 564371 
Email: contactplanning@eppingforestdc.gov.uk 

Democratic Services:  Gary Woodhall.  
 
Tel:  01992 564243 
Email: democraticservices@eppingforestdc.gov.uk 

Validation date: 18th October 2019 

Reason for reporting 
application to Members: 

1.  RECOMMENDATION 

That planning permission be GRANTED subject to: 

1. the satisfactory completion of an air quality assessment which is currently being 
undertaken in relation to the proposed introduction of a right turn ban from the 
A121 Honey Lane East into Forest Side such that the Council, as competent 
authority, can arrive at a conclusion of no adverse effect on the integrity of the 
Epping Forest Special Area of Conservation; and 
 

2. the prior completion of a section 106 planning obligation within four months of 
the resolution to grant planning permission and subject to planning conditions 
listed in Appendix 1 of this report.  
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2. SUMMARY OF KEY REASONS FOR RECOMMENDATION 

2.1 The application site has been proposed for allocation (ref: WAL.E8) in the Epping 
Forest District Local Plan Submission Version (LPSV) to provide significant new 
employment space within Epping Forest District. The LPSV has been independently 
examined by the Local Plan Inspector through public hearings, however it has not yet 
been formally adopted. Therefore, the application site is currently located within the 
boundaries of the Metropolitan Green Belt.  

2.2 Upon adoption of the LPSV, the Green Belt boundary will be amended which will 
remove the application site from this policy designation. However, since this 
application has been submitted prior to the adoption of the LPSV, the development has 
been assessed with due consideration given to the Green Belt.  

2.3 This report has concluded that Very Special Circumstances exist which clearly 
outweigh the harm by reason of inappropriateness and any other harm resulting from 
the proposal.  

2.4 The development proposal will provide significant new employment opportunities for 
the local community within the distribution warehouse and the photo studio. It will also 
provide additional economic benefits to the local area through additional spending and 
investment. Opportunities for employment are underpinned by an employment and 
skills plan (to be secured through S106 agreement), which seeks to ensure that local 
residents are given the best possible opportunity to benefit from the development.  

2.5 It has been concluded beyond reasonable scientific doubt that the development will 
not result in an adverse impact on the integrity of the Epping Forest SAC subject to a 
framework of mitigation measures that will be introduced during the Local Plan period, 
and site-specific conditions and obligations that will be imposed.  

2.6 It has been found that the application will not result in a cumulative severe impact to 
the safety of, or accessibility to the local or strategic highway network, subject to 
planning conditions and obligations being imposed. 

2.7 These obligations include the delivery of substantial highway improvement works, 
including upgrades to the capacity of the southern roundabout of Junction 26 of the 
M25, the provision of a right hand turn ban from Honey Lane East onto Forest Side as 
well as a new junction from Dowding Way to access the application site.  

2.8 The development will provide opportunities for staff, visitors and members of the public 
to travel sustainably through the provision of a demand responsive bus service.

2.9 The proposal represents a high-quality design which would preserve the living 
conditions of nearby residents.  

2.10 The proposal will deliver a biodiversity net gain through on-site landscaping.  
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2.11 The p
of non-domestic UK buildings.   

2.12 Natural England (NE) has not objected to the development proposed subject to the 
Council being satisfied that the proposed mitigation measures are effective and can be 
secured.   

2.13 On the basis of the analysis undertaken within this report, it is considered that the 
proposed development is compliant with the requirements of the Development Plan 
and the LPSV.  

3. PLANNING OBLIGATIONS AND CONDITIONS 

The recommendation is given subject to conditions as set out in Appendix 1 of this 
report. In addition, a section 106 agreement will secure the following planning 
obligations and financial contributions. The obligations are grouped into sections for 
ease of reference:  

Travel Plan  

3.1 A minimum financial contribution of £800,000 towards funding a Demand Responsive 
bus service. 

3.2 An obligation to agree an appropriate routing strategy for the Demand Responsive bus 
service.  

3.3 An obligation to implement the Interim Travel Plan with appropriate review 
mechanisms to ensure compliance. 

3.4 A minimum financial contribution of £10,000 towards Travel Plan Monitoring. 

Car Parking  

3.5 A car park management scheme to be agreed for the development.  

Operational Vehicle  

3.6 A detailed route management plan in respect of HGV and LGVs to be agreed. 

Epping Forest SAC  

3.7 A financial contribution of £206,017 towards air quality monitoring of the EFSAC.

Employment and Skills  

3.8 An employment and skills plan to be agreed for the development.  

Completion of the section 106 agreement  
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3.9 In the event that the required section 106 agreement is not satisfactorily completed 
within four months of the date of the resolution to grant planning permission then in the 
absence of a suitable mechanism to secure planning and financial obligations to 
mitigate the impact of development, the Planning Services Director is authorised to 
refuse planning permission.  

Conditions  

3.10 The full list of conditions is identified in Appendix 1. In summary, the conditions will be 
applied to cover the following matters: 

 Time Limit for commencement  

 Approved drawing numbers  

 Finished floor levels  

  Use of materials  

 Design and landscape  

 Highways mitigation measures   

 Ecology issues 

 SuDS and land drainage  

 Land contamination  

 Sustainability / energy  

 Noise and air quality mitigation  

 External lighting strategy 

 Archaeology  

 Restrictive conditions   

4. PROPOSED DEVELOPMENT 

4.1 Full planning application for the erection of 1 no. building for use as a warehouse 
(Use Class B8) with ancillary accommodation & photo studio (sui generis) with 
gatehouse, sprinkler tanks & pumphouse, substation, fuel island, vehicle wash, 
attenuation ponds and associated works; 1 no. multi-storey car park with 
associated bridge link, along with access & servicing arrangements, 
landscaping & external amenity areas, roof-mounted photovoltaic array; 
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creation of signalised junction to A121 and shared foot and cycle links including 
a connection to the Public Right of Way network.  

4.2 For the purposes of this application, reference to ancillary accommodation as noted in 
the description of the development, refers to the ancillary spaces for use incidental to 
its operation as a distribution warehouse and photo studio, such as the staff canteen 
and outdoor amenity space.  

5. ENVIRONMENTAL IMPACT ASSESSMENT  

5.1 The application is accompanied by an Environmental Statement (ES). The ES sets out 
a baseline for the existing environmental conditions in the areas affected and then 
identifies the likely significant effects (including possible cumulative effects) and how 
any significant adverse effects are proposed to be mitigated. 

5.2 The detailed assessment covers the likely significant effects on socioeconomics, 
transport and access, air quality, noise and vibration, archaeology, biodiversity, 
landscape and visual impact, agriculture and soils. The effects have been analysed 
and mitigation measures have been identified, i.e. to avoid, reduce or alleviate any 
adverse impacts effects, and how any significant adverse effects are proposed to be 
mitigated. 

5.3 The application has been consulted on in accordance with Regulation 19(2) of the 
Environmental Impact Assessment (EIA) Regulations 2017. The information contained 
within the ES has been reviewed by officers and other information sought from the 
applicant in relation to the Interim Travel Plan, updated drawings and additional 
supporting information. 
an addendum to the ES was prepared by the applicant and further consultation was 
undertaken as appropriate under Reg.2(1) and Reg.25 of the EIA Regulations 2017. 

5.4 The applicant did not consider different locations as part of their assessment of 
reasonable alternatives. The site allocation WAL.E8 is one of only two large scale 
employment s
proximity to the strategic highways network. The application site was subject to 

exercise in 2016 and Strategic Environmental Assessment which provides robust 
evidence for the application 
The applicant has advised that the capacity of the application site provides them with 
the opportunity to create a purpose built regional distribution centre and photo studio 
facility in this strategic location that would in turn enable them to focus key operations 
in one location, something that would not be possible elsewhere. There has been 
consideration given to alternative design options through the development of the 
masterplan. These design options are assessed within the body of the report. 

5.5 The ES has identified the potential for in-combination effects to arise during the 
construction phase of development that could generate residual noise, and landscape 
and visual effects on pedestrian and cycle receptors on the public rights of way and 
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the residential receptors on Beechfield Walk and Roundhills. However, the ES 
identifies that the proposed Construction Environmental Management Plan (CEMP) 
and hoarding around the application site would mitigate these effects as far as 
practicable.  

5.6 The ES identifies that when completed the in-combination effects would be in relation 
to residual landscape and visual effects and residual transport effects on the 
pedestrian and cycle receptors on the public rights of way. This would result in low 
beneficial effects from footpath improvement works. Minor adverse effects on 
residential receptors on Beechfield Walk would likely arise as a result of the partial 
change to views and minor noise effects from the development. Vehicular traffic on the 
public highway may also experience short delays and a change in their views from the 
application site.  

5.7 The impacts and benefits are summarised in an accompanying Non-Technical 
Summary. Due consideration to these factors and others has been given throughout 
the design of the scheme and, where appropriate, avoidance and mitigation measures 
have been incorporated into the scheme wherever possible. The main measures are 
listed in the Non-Technical Summary (Part 1), together with opportunities for 
environmental enhancement. 

5.8 Subject to the proposed mitigation measures, the  opinion addresses 
the significant effects of the proposed development on the environment that are likely 
to arise from the proposed development. The report refers to the ES in the following 
sections where appropriate.  

6. SITE AND SURROUNDINGS  

6.1 The application site is an undeveloped, green field area of scrub land which extends
to approximately 9.7 hectares on land directly to the north of the A121 (Dowding Way) 
and immediately to the south of the M25 motorway. 

6.2 The District Centre of Waltham Abbey is approximately 1.25km to the north west of the 
application site, across the M25. To the west of the application site is a housing estate 
containing approximately 108 homes on Lodge Lane and Beechfield Walk. The closest 
of these dwellings is approximately 360m from the western edge of the application site.

6.3 Also, to the west of the application site is a large distribution warehouse which is 
application site by 

Sewardstone Road and a roundabout junction.  

6.4 The application site is predominantly comprised of a gentle rolling topography with the 
exception of a large hillock located in the south west corner of the application site. 
There are a number of trees on the southern boundary directly adjacent to Dowding 
Way, none of which is protected with tree preservation orders. There are some 
significant breaks in the extent of the existing tree line adjacent to Dowding Way and 
as a result the application site is overtly visible from public views from the road.  
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6.5 On its northern boundary there are a number of mature trees which offer some 
screening from the M25. Similar to the trees on the southern boundary, there are some 
significant breaks in this coverage and as such the application site is visible from parts 
of the motorway.   

6.6 A Public Right of Way (PRoW) runs from north to south across a parcel of land,
approximately 350m from the edge of the application site and directly adjacent to the 
residential development to the west. The PRoW extends to a footbridge on the 
southern boundary across Dowding Way and beyond.     

6.7 The application site does not currently have vehicular access but can be accessed on 
foot from the north, over an existing foot bridge which crosses the M25.  

6.8 Junction 26 of the M25 is located approximately 700m from the eastern boundary of 
the application site and offers both east and west bound entry onto the M25 orbital via 
Dowding Way. 

6.9 The application site is located within the boundaries of the Metropolitan Green Belt and 
has an open, rural character.   

7. RELEVANT PLANNING HISTORY 

7.1 The application site is the subject of an earlier application (EPF/1413/18) which 
proposed: 

Hybrid: Full planning application for erection of 1 no. warehouse with ancillary 
accommodation (Class B8), including access and servicing arrangements, car parking 
and landscaping, roof-mounted photovoltaic array and associated works including new 
vehicular access to A121 (phase 1), gatehouse and sprinkler tanks; outline planning 
application for up to 22,733 square metres (GIA) of employment floorspace (Classes 
B1(c), B2 and B8) with all matters reserved (phase 2) 

7.2 This application site has been the subject of a number of discussions with EFDC and 
ECC officers as well as three Quality Review Panel meetings. As a result, significant 
alterations were required to the original submission which, in the view of officers were 
too significant to be considered as amendments to the original scheme. The 2019 
submission is therefore an evolution of the earlier 2018 application.  

7.3 The 2018 scheme remains undetermined at the current time. 

8. CONSULTATION AND REPRESENTATIONS  

Statutory consultees (the submitted comments are available in full on the Council's
website through the following link)  

8.1 Secretary of State (National Casework Unit)  No comment to make.  

8.2 Essex County Council  No objection subject to conditions and obligations. 
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8.3 Environment Agency No comment received.

8.4 Natural England  No objection subject to application-specific mitigation measures 
proposed being lawful and enforceable, and measures identified in the interim Air 
Pollution Mitigation Strategy being secured through appropriate policy wording in the 
emerging Local Plan.  

8.5 Highways England  Currently issued a holding direction on the application. 
Undertaking a review of the modelling used as part of the application.  

Other external consultees (full comments are available on the Council's website using 
the link above) 

8.6 London Borough of Waltham Forest  The borough consider that further information is 
required to adequately determine the perceived impact in relation to congestion, traffic 
safety and air quality.  

8.7 The Conservators of Epping Forest  Object to the application.  

8.8 Invest Essex  Supports the application.  

8.9 CPRE  Object to the application. 

8.10 Thames Water  No objection to the application.  

8.11 Waltham Abbey Historical Society  Object to the application.  

8.12 Epping Forest Heritage Trust  Object to the application. 

Internal consultees 

8.13 Environmental Health  No objection subject to conditions.  

8.14 Urban Design  No objection subject to conditions.  

8.15 Tree and landscape  No objection subject to conditions.   

8.16 Contaminated land  No objection subject to conditions. 

8.17 Land Drainage  No objection subject to conditions.  

Town Council comment 

8.18 Waltham Abbey Town Council  Object to the application. 

Notification 

8.19 In accordance with relevant legal requirements and the Council's Statement of 
Community Involvement, notification letters were sent to the occupants of 727
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residential properties on 31st October 2019. Six site notices were displayed on 6th

November 2019. A press notice was published in the Epping Forest Guardian on the 
3rd November 2019. 

8.20 A further consultation exercise was undertaken on the 16th December 2019 and six 
new site notices were displayed. Further letters were sent to neighbours notifying them 
of the alterations and a new press notice was published in the Epping Forest Guardian 
on the 12th December 2019.  

8.21 A consultation was carried out on the 28th August 2020 following submission of 
amended information and again on the 12th November 2020 when the applicant notified 
the Council of withdrawal of the Phase 2 part of the development and submission of 
amended documentation. On both occasions, letters were sent out to neighbours 
notifying them of alterations and amendments to the proposal, site notices were 
displayed, and new press notices were published in the Epping Forest Guardian on 
the 27th August and 12th November respectively. 

8.22 Over the course of the consultations, 450 representations have been received in 
response to the consultation on the application. The representations received identified 
the following material planning considerations relevant to the determination of the 
application. A table setting out all the neighbour comments received is available at 
Appendix 2. The comments are summarised below, for ease of reference separated 
into the material considerations raised. Appendix 2 of this report gives further details 
of neighbour comments.   

Traffic movements  

Dowding Way experiences heavy traffic at most hours of the day, with the traffic 
spreading onto Meridian Way and into Waltham Cross. 

The proposed clean air tax on the A10 at Junction 25 of the M25 will likely cause 
vehicles to divert through Waltham Abbey to avoid the charge adding more congestion.

The additional vehicle movements as part of this proposal, would significantly increase 
congestion around the area, with local back roads and roundabouts clogged up 

 

It is believed that adding a set of traffic lights and merge schemes will only add to 
congestion. 

HGVs 

Likely increase in the numbers of HGVs parked along the Marriott hotel road, opposite 
Junction 26 cafe/expo and along Farthingale Road which is already an issue due to 

vehicles. 

Air Pollution 

Page 26



 

 

The air quality in this area is already poor and will deteriorate further if this development 
goes ahead. 

Extra commuter vehicles, increase in HGVs and longer journey time for existing 
residents will all result in further decline of air quality. 

Climate change is more prevalent than ever. Waltham Abbey Councillors recently 
declared a climate emergency however this proposal is contrary to this declaration. 

Passing this application will not help the district become carbon neutral in 10 years.

It will damage the woodland, heath, rivers, bogs, ponds and wildlife and put further 
pressure on the Forest. 

Wildlife 

The development will be responsible for the displacement of wildlife as the land hosts 
homes to many wildlife, which will lose their habitat.  

Wildlife habitats, including those of endangered species, should be protected rather 
than put at further risk 

Green Belt 

The site is on Green Belt land and in an area of special interest (SAC). 

Green Belt areas have historically been preserved. There are plenty of brownfield sites 
to be built on and re-developed if this is the start of building on valuable greenbelt it 
will be highly regrettable for the local community. 

The loss of greenbelt would be among more and more green and brown belt land which 
is being taken up by development. 

Noise Pollution 

More vehicles will affect not only air quality but cause an increased noise impact, 
disturbing all homes and gardens nearby. 

Residents already suffer the noise and constant use of the Sainsburys distribution 
centre. 

The extra noise from a second distribution centre along with the intense light pollution 
will blight the local area. 

Parking 

Concerns that 300 parking spaces for 600+ employees will result in employees parking 
on nearby residential roads causing further problems such as parking availability and 
noise disturbance on the varied shifts. 
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Design

forest dominated area. 

The warehouse appears over-bearing, out-of-scale and too high. It would be a blight 
on the rural landscape. 

The development should not be visible from the Abbey side of the motorway to spoil 
the view. 

Concerns around the public right of way as it runs adjacent to properties and the 
increased pedestrian traffic will affect privacy and threaten security. 

Suggestions that the proposed path should be re-routed away from the back of houses 
for a more direct route to the site. 

Cycle paths and footpaths would need to go way beyond the site boundaries if they 
are expected to be used and made safe to use. 

Ponds are welcomed features however questions over whether these should be placed 
in open public spaces so as to give something back to the community. 

Public transport 

Local residents already suffer due to poor public transport as the current system is 
poor with an infrequent and unreliable bus service. 

Attempts to get hold of cabs to/from Waltham Abbey during rush hour prove negative 
as drivers do not want to spend duty time in traffic. 

The above matters will only deteriorate with more people travelling in and out of the 
area. 

There are doubts around the bus service financed by Next as residents do not believe 
it will last and no other companies will fund it otherwise 

Economy 

Proposed jobs will not go to local people but to current relocated Next employees or to 
agency workers who will commute from 

Due to the location of the development it is unlikely that Next employees will travel into 
Waltham Abbey town to shop. The staff canteen means workers won't need to leave 
the premises for refreshments. 

If anything, the economy of Waltham Abbey will deteriorate due to an increase in traffic 
preventing visitors to the town. 
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Other Consultation

Quality Review Panel 

8.23 Development proposals on the site have been the subject of three Quality Review 
Panel (QRP) meetings. These were held on the following dates: 

 26th April 2018; 

 11th October 2018; and 

 9th August 2019. 

8.24 The following section will give a brief summary of the key issues which were raised by 
the Panel at each of the reviews: 

QRP 1  26th April 2018 

 Exciting opportunity to create unique and sustainable employment presence.

 Compressed design programme and non-sequential design process is causing 
issues. 

 Overall approach to wider site, layout, landscape architectural identity, 
topography, ecology, sustainable travel and fit with context remain unresolved.

 Landscape vision is needed that reflects immediate and wider context, and 
acknowledges the rural character of the site. 

 Impact of the hillock and topography needs to be understood, and imbalance 
between hard and soft landscaping should be addressed through greening and 
ecological enhancement. 

 Need to consider amenity for significant workforce, and give clarity on spaces 
being created. 

 Healthy and sustainable modes of transport need to be facilitated. 

 Applicant urged to look beyond red line boundaries in regards to stewardship, 
phasing and masterplan, to ensure a high quality scheme.  

QRP 2  11th October 2018 

 Considers that issues and concerns raised in review 1 remain unresolved.

 The opportunity presented by Next 
and current scheme is not living up to these aspirations. 
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 Concerns over contextual fit and topography, landscape vision, and 
architectural expression.  

 Much more work needed on landscape design, not featured in this review. 

 More work needed on architectural expression, exploiting the large-scale form 
rather than seeking to hide it, and exploring alternative materials such as 
timber, and façade options that are appropriate to the context. 

 Proposal would still benefit from a wider masterplan approach. 

 Concern that BREEAM Very Good does not match the exemplary sustainability 
ambitions of Next Plc. Further information needed.  

 Visualisations of the scheme from different locations and distances are needed 
to understand how the structure sits in the landscape. 

 Sections are needed to understand how the scheme relates to topography.

 Plans and internal spaces need more detail to understand how these will 
function. 

 Access road as junction instead of roundabout is much improved. 

QRP 3  9th August 2019 

 Helpful to see the scheme evolve and that many comments have been taken 
on board. Wider masterplan exercise and landscape work has been 
undertaken. Would still like to see more comprehensive landscape strategy. 

 Encouraged by the desire of applicants to make this building exemplary in its 
 

 More clarity is needed on links to the wider context and accessibility to the site, 
the scheme should define these at masterplan and site plan level. 

 Demand Responsive Transport service is welcomed, but it is also essential that 
sustainable modes of transport are promoted through convenience of access 
routes and showcasing them.  

 Landscape should help to define routes to and through the site, and arrival 
sequence needs further work. Rethink chain link fences, scope to allow 
landscape to better define edges. 

 Scheme should be more ambitious in its sustainability targets, stepping beyond 
BREEAM Excellent 2014 requirements. Commends aspiration to achieve net 
zero carbon emissions. Materials should be reviewed and selected based on 
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embodied energy performance and construction strategy. Further analysis on 
way scheme responds to solar orientation and shading.  

 Still an opportunity to celebrate the scale of the building, suggest a more 
rigorous and robust approach to architectural expression.  

Development Management Forum  

8.25 The proposed development of the application site was also the subject of a 
Development Management Forum (DMF). In this case the DMF occurred on the 15th

May 2018. 

8.26 The purpose of the DMF is to allow early engagement with the local community to 
ensure that any concerns and questions can be raised at an early point in the process 
and used to assist in the evolution of the scheme as it progresses. 

8.27 Thi
of this scale are the subject of robust engagement within the local community.  

Public Exhibitions  

8.28 In addition to the DMF, development proposals on the application site were also the 
subject of two unstaffed public exhibition events. The exhibitions included design 
boards and feedback forms to allow the local community to raise their comments to 
the proposals.  

8.29 The first of these occurred on the 9th and 10th July 2018 and the second series occurred 
on the 15th and 16th October 2019. 

9. PLANNING CONSIDERATIONS 

9.1 The main issues raised by the proposed development are: 

 Principle of development. 

 The economy.  

 Strategic and Local Highway network.  

 Sustainable transport.  

 Natural environment and green infrastructure 

 Habitat protection and improving biodiversity; 

 Epping Forest Special Area of Conservation;   

 Impact on landscape character; 
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Trees;

 Historic Environment  Archaeology; 

   Design; 

 High quality design; 

 Landscaping; 

 Privacy and amenity; 

 Climate change; 

 Low carbon and renewable energy; 

 Managing and reducing flood risk; 

 Sustainable drainage; 

 Air Quality; 

 Land contamination and pollution; and 

 Infrastructure.  

10. DEVELOPMENT PLAN 

10.1 Section 70(2) of the Town and Country Planning Act 1990, as amended ("the 1990 
Act"), requires that in dealing with  any planning application the authority shall have 
regard to the provisions of the Development Plan, so far as material to the application 
and to any other material planning considerations. 

10.2 Section 38(6) of the Planning and Compulsory Purchase Act 2004 (as amended) ("the 
2004 Act") requires that if regard is to be had to the Development Plan for the purpose 
of any determination to be made under the Planning Acts the determination must be 
made in accordance with the plan unless material considerations indicate otherwise

10.3 The Development Plan currently comprises the saved policies of the Epping Forest 
District Council Adopted Local Plan (1998) and Alterations (2006) (ALP). The list below
indicates which policies of the ALP are relevant to the determination of this application
and the degree to which officers consider that they are consistent with the NPPF as 
noted in the report to the Local Plan Cabinet Committee (25th March 2013): 

CP1  Achieving Sustainable Development Objectives  Compliant 

CP2  Protecting the Quality of the Rural and Built Environment  Compliant  

CP3  New Development  Compliant  

Page 32



 

 

CP4 Energy Conservation Compliant 

CP5  Sustainable Building  Compliant  

CP 6  Achieving Sustainable Urban Development Patterns  Compliant  

CP 7  Urban Form and Quality  Compliant   

CP 8  Sustainable Urban Economic Development  Compliant   

CP 9  Sustainable Transport  Compliant  

GB2A  Development in the Green Belt  Generally Compliant  

GB7A  Conspicuous Development  Compliant  

HC1  Scheduled Ancient Monuments and Other Archaeological Sites  Partially 
Compliant  

RP3  Water Quality  Compliant 

RP4  Contaminated Land  Compliant  

RP5A  Adverse Environmental Impacts  Compliant   

U3B  Sustainable Drainage Systems  Compliant  

DBE1  Design of New Buildings  Compliant  

DBE2  Effect on Neighbouring Properties  Compliant  

DBE3  Design in Urban Areas - Compliant 

DBE4  Design in the Green Belt  Compliant  

DBE9  Loss of Amenity  Compliant  

LL1  Rural Landscape  Compliant  

LL2  Inappropriate Rural Development  Compliant   

LL10  Adequacy of Provision for Landscape Retention  Compliant   

LL11  Landscaping Schemes  Compliant  

ST1  Location of Development  Compliant  

ST2  Accessibility of Development  Compliant  

ST4  Road Safety  Compliant  
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10.4 The relevance of the identified saved Local Plan policies to the determination of this 
application and the weight to be accorded to each policy are addressed in further detail 
within Section 12 of this report. 

11. NATIONAL PLANNING POLICY FRAMEWORK 

11.1 The current version of the National Planning Policy Framework ("the Framework" or 
"NPPF") was published in February 2019 and updated in June 2019. It provides the 
framework for producing Local Plans for housing and other development, which in turn 
provide the policies against which applications for planning permission are decided.  

11.2 Reflecting the proper approach identified in the previous section of this Report, the 
NPPF explains (at paragraph 2) that:  

"2.  Planning law requires that applications for planning permission be 
determined in accordance with the development plan, unless material 
considerations indicate otherwise. The National Planning Policy 
Framework must be taken into account in preparing the development 
plan and is a material consideration in planning decisions. Planning 
policies and decisions must also reflect relevant international 
obligations and statutory requirements.2" 

11.3 Paragraph 11 of the NPPF concerns the presumption in favour of sustainable 
development and states (so far as relevant): 

"Plans and decisions should apply a presumption in favour of sustainable 
development.  

 

For decision-taking this means: 

c) approving development proposals that accord with an up-to-date 
development plan without delay; or  

d)  where there are no relevant development plan policies, or the policies 
which are most important for determining the application are out-of-
date7, granting permission unless:  

i. the application of policies in this Framework that protect areas 
or assets of particular importance provides a clear reason for 
refusing the development proposed 6; or  

ii. any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the 
policies in the NPPF taken as a whole." 

11.4 Paragraph 11 d) ii. is often referred to as the 'tilted balance'. 

Page 34



 

 

11.5 Paragraph 213 of the NPPF requires that policies in the existing Development Plan 
should not be considered out of date simply because they were adopted or made prior 
to the publication of the NPPF. Rather, due weight should be given to such policies 
according to their degree of consistency with the NPPF; in other words, the closer the 
policies in the Development Plan to the policies in the NPPF, the greater the weight 
that may be given to them.  

11.6 For the purposes of sub-paragraph (i) of paragraph 11, footnote 6 lists the policies in
Framework (rather than those in development plans) that protect areas or assets of 
particular importance including: habitats sites (and those sites listed in paragraph 176) 
and/or designated as Sites of Special Scientific Interest; land designated as Green 
Belt, or Local Green Space; irreplaceable habitats; designated heritage assets (and 
other heritage assets of archaeological interest referred to in footnote 63 of the NPPF); 
and areas at risk of flooding. 

12. EMERGING LOCAL PLAN 

12.1 On 14 December 2017, the Council resolved to approve the Epping Forest District 
Local Plan (2011-2033)  Submission Version ("LPSV") for submission to the 
Secretary of State and the Council also resolved that the LPSV be endorsed as a 
material consideration to be used in the determination of planning applications.

12.2 The Council submitted the LPSV for independent examination on 21 September 2018.
The Inspector appointed to examine the LPSV ("the Local Plan Inspector") held 
examination hearings between 12 February and 11 June 2019. As part of the 
examination process, the Council has asked the Local Plan Inspector to recommend 
modifications of the LPSV to enable its adoption. 

12.3 During the examination hearings, a number of proposed Main Modifications of the 
LPSV were 'agreed' with the Inspector on the basis that they would be subject to public 
consultation in due course. Following completion of the hearings, in a letter dated 2 
August 2019 the Local Plan Inspector provided the Council with advice on the 
soundness and legal compliance of the LPSV ("the Inspector's Advice"). In that letter, 
the Inspector concluded that, at this stage, further Main Modifications (MMs) of the 
emerging Local Plan were required to enable its adoption and that, in some cases, 
additional work would need to be done by the Council to establish the precise form of 
the MMs.  

12.4 Although the LPSV does not yet form part of the statutory development plan, when 
determining planning applications, the Council must have regard to the LPSV as 
material to the application under consideration. In accordance with paragraph 48 of 
the NPPF, the LPAs "may give weight to relevant policies in emerging plans according 
to: 

a) The stage of preparation of the emerging plan (the more advanced the 
preparation, the greater the weight that may be given); 
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b) The extent to which there are unresolved objections to relevant policies 
(the less significant the unresolved objections, the greater the weight 
that may be given); and 

 c) The degree of consistency of the relevant policies in the emerging plan 
to this Framework (the closer the policies in the emerging plan to the 
policies in the Framework, the greater the weight that may be given).22"

12.5 Footnote 22 to paragraph 48 of the NPPF explains that where an emerging Local Plan 
is being examined under the transitional arrangements (set out in paragraph 214), as 
is the case for the LPSV, consistency should be tested against the previous version of 
the NPPF published in March 2012. 

12.6 As the preparation of the emerging Local Plan has reached a very advanced stage, 
subject to the Inspector's Advice regarding the need for additional MMs, significant 
weight should be accorded to LPSV policies in accordance with paragraph 48 of 
Framework. The following table lists the LPSV policies relevant to the determination of 
this application and officers' recommendation regarding the weight to be accorded to 
each policy. 

SP 1  Presumption in favour of sustainable development  Significant  

SP 2  Spatial Development Strategy  Moderate  

SP 3  Space shaping  Significant  

SP 6  Green Belt and District Open Land  Significant  

SP 7  The Natural Environment, landscape character and Green and Blue 
Infrastructure - Significant 

E 1  Employment sites  Significant   

T 1  Sustainable transport choices - Significant 

DM 1  Habitat protection and improving biodiversity - Significant  

DM 2  Epping Forest SAC and the Lee Valley SPA - Significant  

DM 3  Landscape character, Ancient Landscapes and Geodiversity - Significant 

DM 4  Green Belt - Significant  

DM 5  Green and Blue Infrastructure - Significant  

DM 7  Heritage Assets - Significant  

DM 9  High quality design - Significant 
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DM 15 Managing and reducing flood risk Significant 

DM 16  Sustainable Drainage Systems - Significant  

DM 17  Protecting and enhancing watercourses and flood defences - Significant 

DM 18  On site management of wastewater and water supply - Significant 

DM 19  Sustainable water use  Significant  

DM 20  Low carbon and renewable energy - Significant 

DM 21  Local environmental impacts, pollution and land contamination - Significant  

DM 22  Air Quality  Significant   

P 3  Waltham Abbey  Significant  

D 1  Delivery of Infrastructure - Significant 

D 7  Monitoring and Enforcement  Significant  

13. CONSIDERATION OF PLANNING ISSUES 

13.1 The following section of the report will consider the proposal against the requirements 
of the Adopted Development Plan and the LPSV.  

Principle of development 

13.2 As part of the evidence base which informed the production of the LPSV, the Council 
undertook a Site Selection process. The purpose of the Site Selection process was to 
identify the relative suitability of sites for new housing and employment development 
in order to meet the objectively assessed needs of the District over the Plan Period 
(2011-2033). 

13.3 The Site Selection methodology identified 33 different assessment criteria which were 
grouped into 6 broad categories: 

 impact on environmental and heritage designations and biodiversity;  

 value to Green Belt;  

 accessibility by public transport and to services; 

 efficient use of land;  

 landscape and townscape impact; and 

 physical site constraints and site conditions. 
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13.4 The sites which were tested against these criteria were then assessed based on their 
 

13.5 In the case of the application site, the Site Selection Report concluded that: 

The site is jointly owned by two parties who have an informal agreement to work 
together. The site is available within the first five years of the Plan period, is being 
actively marketed and there are no identified constraints or restrictions that would 
impact upon deliverability. The site is c. 26ha in size and therefore if all of it were 
allocated for this Plan period it could more than meet the District's employment needs 
in full. Given the importance of providing choice and flexibility to the market, it is 
proposed that 10ha of the site is identified for development within the Plan period, with 
the remainder reserved for future Plan periods. The employment land should be 
located on the eastern part of the site. The site is proposed for allocation for B1c, B2 
and B8 uses given its proximity to the M11 

13.6 Thus, the application site was proposed for allocation within the LPSV (ref WAL.E8) to 
provide B1c/B2/B8 employment uses. It is within this context that the following Green 
Belt section is to be considered. 

Green Belt preamble 

13.7 As previously identified, the application site is proposed for allocation in the LPSV to 
provide significant employment uses over the Plan Period. The site is currently located 
within the boundaries of the Green Belt, however the proposed allocation also includes 
an amendment to the existing Green Belt boundary, to remove it from this designation. 

13.8 The proposed amendment to the boundary of the Green Belt will not occur until the 
formal adoption of the emerging Local Plan. Since this application has been lodged 
prior to the formal adoption, the application site remains within the boundaries of the 
Metropolitan Green Belt and as such the Local Planning Authority must assess it within 
the context of this existing policy designation.  

Green Belt assessment  

13.9 Paragraph 133 of the NPPF identifies that the Government attaches great importance 
to Green Belts. The fundamental aim of the Green Belt is to prevent urban sprawl by 
keeping land permanently open; the essential characteristics of Green Belts are their 
openness and their permanence.  

13.10 Paragraph 143 of the NPPF states that inappropriate development is, by definition, 
harmful to the Green Belt and should not be approved except in very special 
circumstances.   

13.11 Paragraph 144 of the NPPF also requires the Local Planning Authority to ensure that 
substantial weight is given to any harm to the Green Belt and very special 
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circumstances will not exist unless the potential harm, by reason of inappropriate 
development and any other harm is clearly outweighed by other considerations. 

13.12 Within that context the main issues to consider in terms of Green Belt policy are:

 The appropriateness of the development in the Green Belt; 

 The effect on the openness and purposes of the Green Belt; and 

 Whether the harm by reason of inappropriateness, and any other harm, is 
clearly outweighed by the other considerations so as to amount to the very 
special circumstances necessary to justify the development.  

Appropriateness  

13.13 Policy DM 4 of the LPSV reiterates the provisions of Paragraphs 145 and 146 of the 
NPPF which identifies certain forms of development which are not inappropriate in the 
Green Belt and the development listed in these sections are exhaustive.  

13.14 Saved Policy GB2A of the Adopted Local Plan requires that strict control is to be 
exercised over inappropriate development in the Green Belt, allowing for certain
exceptions.  Some of the exceptions listed in Policy GB2A are no longer consistent 
with the NPPF and Policy GB2A does not allow for consideration of whether there are 
very special circumstances to clearly outweigh the harm caused to the Green Belt, as 
is the case with paragraph 144 of the NPPF. Nevertheless, the overall aim of GB2A to 
restrict development in the Green Belt is generally compliant with the NPPF and 
therefore should be afforded significant weight in so far as it is compliant with the 
requirements of the NPPF.   

13.15 Saved Policy GB7A seeks to restrict conspicuous forms of development in the Green 
Belt to ensure that there would not be an excessive adverse impact on the openness 
or the visual amenities of the Green Belt. Safeguarding the rural character of the Green 
Belt reflects one of the fundamental purposes of the Green Belt to safeguard the 
countryside from encroachment. 

13.16 In this instance, the development proposed does not fall within any exception as 
identified in the NPPF, Policy GB2A of the adopted Local Plan or Policy DM 4 of the 
LPSV. It therefore must be concluded that the proposal is by definition inappropriate 
development in the Green Belt and in accordance with the requirements of the NPPF, 
this harm should be afforded significant weight in the decision-making process and as 
a consequence, paragraphs 133 and 134 of the NPPF need to be considered.  

Openness and purposes of the Green Belt  

13.17 There is no definition of openness in the NPPF, but in the Green Belt context, it is 
generally held to refer to freedom from, or the absence of development.  
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13.18 In Turner v Secretary of State for Communities and Local Government [2016] EWCA 
CIV 466 the Court of Appeal confirmed the concept of openness should not be limited 
to a volumetric approach comparing the size, mass and physical effect of openness 
before and after development. Such an approach would be far too simplistic and ignore 
the wider aspects of openness which goes beyond the physical effect of buildings or 
structures. The Court confirmed that the Green Belt has both a spatial and visual 
dimension and as such the decision maker must consider whether there would be any 
additional harm caused to the openness of the Green Belt, over and above the harm 
caused by reason of inappropriate development. 

13.19 In Samuel Smith Old Brewery (Tadcaster) Oxton Farm v North Yorkshire County 
Council & Anor [2018] the visual impact of the scheme was considered as important 

 effects. The Court confirmed that to exclude visual impact, as a matter 
of principle, from a consideration of the likely effects of development on the openness 
of the Green Belt would be artificial and unrealistic. A realistic assessment will often 
have to include the likely perceived effects on openness, if any, as well as the spatial 
effects.  

13.20 The proposed development would result in the erection of a very large warehouse 
building and associated development on existing open and undeveloped land. The 
sheer scale and significance of this development, which will clearly be visible from 
public viewpoints would cause permanent and substantial additional harm to the 
openness of the Green Belt.  

13.21 Turning to the purposes of the Green Belt, paragraph 134 of the NPPF states that the 
Green Belt serves five purposes which are: 

 To check the unrestricted sprawl of large built up areas; 

 To prevent neighbouring towns merging into one another; 

 To assist in safeguarding the countryside from encroachment; 

 To preserve the setting and special character of historic towns; and 

 To assist in urban regeneration, by encouraging the recycling of derelict and 
other urban land.  

13.22 The development would not, by virtue of its location, bounded by the M25 to the north 
and Dowding Way to the south, lead to the unrestricted sprawl of a large built up area, 
result in neighbouring towns merging into one another, or fail to preserve the setting 
and special character of Waltham Abbey.  

13.23 However, as previously identified the development will be overtly visible from 
viewpoints within and beyond the Green Belt and would introduce a new 24-hour, 7 
days a week distribution centre into the area. The visibility of the development, 
combined with the nature of the use, which will include a significant number of traffic 
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movements and general activity in and around the application site will result in an 
inevitable visual impact on the characteristics of the Green Belt when compared to the 
existing circumstances. As such the development will cause a substantial urbanising
impact on the Green Belt, thereby failing to safeguard the Green Belt from 
encroachment.    

13.24 In summary, the proposed development would cause additional harm to the openness 
of the Green Belt, over and above the identified harm caused by reason of 
inappropriate development. It would also cause a substantial urbanisation of the 
application site, which is clearly visible from public viewpoints and as a consequence 
would fail to safeguard the countryside from encroachment. This conflicts with policy 
GB7A of the adopted Local Plan, with policy DM 4 of the LPSV and with the 
requirements of the NPPF. In accordance with the NPPF, these additional harms
should be afforded significant weight in the decision. 

Green Belt summary   

13.25 The proposal constitutes inappropriate development which is, by definition, harmful to 
the Green Belt. It would also cause additional harm to openness and would fail to 
safeguard the countryside from encroachment, thereby conflicting with its fundamental 
purpose of keeping land permanently open. As previously discussed, these identified 
harms to the Green Belt should be afforded significant weight against the proposal. 
Very special circumstances will therefore need to be advanced by the applicant which 
clearly outweigh these identified harms, and any other harms which would result from 
the proposal. 

13.26 The very special circumstances are considered further below and the recommended 
weight to be attached to each factor is evaluated.  

13.27 The appropriate test when considering very special circumstances is to determine
whether these factors clearly outweigh the identified harm to the Green Belt and any 
other harm arising from the development. The final balance and conclusion of these
issues is considered in section 15 of this report.  

Very Special Circumstances  

13.28 Once a proposal has been concluded to constitute inappropriate development in the 
Green Belt, paragraph 144 of the NPPF makes clear that very special circumstances 
are required to clearly outweigh the harm caused.  

13.29 Very special circumstances will not exist unless the potential harm to the Green Belt 
by reason of inappropriate development, and any other harm, is clearly outweighed by 
other considerations.  

13.30 In R (Basildon District Council) v First Secretary of State and Temple [2004] EWHC 
2759 (Admin), Sullivan, J clarified the test for demonstrating very special 
circumstances by confirming that it was not necessary for each factor, of itself, to be 
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cumulatively become very special circumstances.  

13.31 Further guidance was provided by the Court of Appeal in the case of Wychavon District 
Council v Secretary of State and Butler [2008] EWCA Civ 692, in which the Carnwath 
LJ (as he then was) stated that: 

titative test, but a qualitative 
judgement as to the weight to be given to the particular factor for planning purposes. 

 

13.32 Whether a factor, or a combination of factors amounts to very special circumstances 
is a matter for the decision maker taking relevant material considerations into account.
The Green Belt requirements contained within the NPPF relating to very special 
circumstances are still consistent with the tests of PPG 2, as such this Court of Appeal 
decision is still relevant.   

13.33 In this instance, the applicant has advanced various factors which in their view 
demonstrate the very special circumstances required to clearly outweigh the harm to 
the Green Belt. These factors are: 

 Performance of the application site against the Purposes of the Green Belt;  

 The outdatedness of the adopted Local Plan (1998, altered 2006);  

 The Draft Allocation WAL.E8 within emerging Local Plan;   

 Employment Need in Epping Forest District and Lack of Alternative Sites;

 The benefits to the Local Economy;   

 The need for Distribution Centres; and   

  

13.34 This report will address each of these factors in turn. 

Performance of the application site against the purposes of the Green Belt  

13.35 As part of the Plan making process, the Council undertook a Green Belt review which 
was published in August 2016. Each of the sites therein were assessed for their 
contribution to the five key purposes of the Green Belt as set out in paragraph 134 of 
the NPPF: 

 to check the unrestricted sprawl of large built-up areas;  

 to prevent neighbouring towns merging into one another;  
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 to assist in safeguarding the countryside from encroachment;  

 to preserve the setting and special character of historic towns; and  

 to assist in urban regeneration, by encouraging the recycling of derelict and 
other urban land. 

13.36 The application site (ref: 058.1) was assessed against four of the five purposes of the 
Green Belt and the following conclusions were reached: 

 

13.37 The review concluded that the application site does not contribute highly to any of the 
purposes of the Green Belt and the resultant harm to the Green Belt caused by its 
removal and subsequent development would be moderate.   

13.38 However, the findings of the Green Belt review should not be considered in isolation. 
The identified level of harm to the Green Belt was also considered during the site 
selection process in the context of the  Spatial Development Strategy (policy 
SP 2) and the findings of the Employment Land Supply Assessment (ELSA) which was 
published in December 2017.  

13.39 The ELSA concluded that there is little scope for intensification of existing employment 
sites in Epping Forest District and that, in general terms there are very low vacancy 
rates on existing employment sites.  

13.40 In order to meet the identified need for employment space in the District therefore, it 
was concluded that a number of Green Belt sites would need to be released and 
allocated for employment uses in the LPSV, in accordance with the hierarchy identified 
within al Development Strategy.   

13.41 The Site Selection report and its appendices acknowledged the level of harm which 
would be caused to the Green Belt through the release of WAL.E8, but also considered 
the employment requirements for the District over the Plan Period as identified in the 
ELSA. It also considered where there is likely to be demand for employment land for 
the future, in order to achieve sustainable forms of development focused in and around 
existing settlements. 
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13.42 The sites which have been proposed for allocation represent the minimum land take 
from the Green Belt to enable the Council to meet the employment needs over the plan 
period. WAL.E8 represents one of two major new employment sites as proposed in 
the LPSV and would create significant employment within close proximity to Waltham 
Abbey Town Centre.  

13.43 It is concluded that the Site Selection process which considered, amongst other things,
the potential harm to the Green Belt, has been informed by robust and up-to-date 
evidence, should be given substantial weight in this decision.  

The outdatedness of the Adopted Local Plan (1998, altered 2006) 

13.44 The applicant contends that the adopted Local Plan is significantly out-of-date and that 
the LPSV has been informed with up-to-date and robust evidence which identifies a 
need for new employment uses in Epping Forest District. As such, the policies 
contained within the LPSV should be afforded greater weight in the decision-making 
process.  

13.45 As previously identified, section 38(6) of the 2004 Act require that applications for 
planning permission must be determined in accordance with the Development Plan, 
unless material considerations indicate otherwise. 

13.46 The saved polices from the adopted Local Plan form part of the existing Development 
Plan. However, it is acknowledged that the adopted Local Plan is not for the current 
Plan Period and a number of the policies therein are inconsistent with the NPPF as 
outlined in paragraph 11 above.  

13.47 By comparison, the LPSV contains up-to-date policies which have been informed by 
robust and up-to-date evidence. On this basis and having due regard for the provisions 
of paragraph 48 of the NPPF, it is concluded that the policies contained within the 
LPSV should be afforded greater weight in the overall balance. Further examination of 
the weight to be afforded to the draft allocation in the LPSV is assessed in the following 
section.    

The Draft allocation WAL.E8 in the LPSV 

13.48 As previously set out, the LPSV is now at a very advanced stage in its production. The 
initial hearings, as part of the Independent Examination (IE), have been concluded and
the Inspector has published her initial advice to the Council.    

13.49 Without prejudice to the observations and conclusions that the Inspector might 
ultimately reach, the Council understands that the Inspector's advice dated 2nd August 
2019 sets out the areas where Main Modifications (MMs) to the LPSV will be required 

erefore draws the reasonable 
inference that the Inspector does not have any concerns about areas or allocations 
which are not mentioned in her advice.  
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13.50 The understanding is correct in her response dated 
25th November 2019.  

13.51 Site allocation WAL.E8 has not been identified by the Inspector in her advice as 
requiring MMs to make the Plan "sound" and as such, it is reasonable to conclude that 
the Inspector does not have any concerns regarding the proposed allocation.  

13.52 Within this context and having due regard to paragraph 48 of the NPPF it is concluded 
that, since the Local Plan is at a very advanced stage, there are no unresolved 
objections to the allocation, the Local Plan Inspector has not raised any concerns about 
the allocation and that it is consistent with the requirements of the NPPF, the proposed 
allocation of the application site for employment uses and the evidence which informed 
the allocation should be afforded significant weight in this decision.  

13.53 This approach is consistent with the approach taken by the Court of Appeal in Luton 
Borough Council, R (on the application of) v Central Bedfordshire Council & Ors [2015]
EWCA Civ 537.  

13.54 In terms of the background to this case, in June 2014 Central Bedfordshire Council 
(CBC) approved a planning application for a mixed-use development on a Green Belt 

Green Belt designation and allocated for development consistent with the planning 
application. The application was lodged prior to the formal adoption of the emerging 
Local Plan and CBC concluded that very special circumstances exist which clearly 
outweighed the harm caused and that significant weight should be afforded to the 
emerging policy, which had a greater degree of consistency with the NPPF than the 
Adopted Local Plan.  

13.55 The decision was subsequently judicially reviewed by Luton Borough Council (LBC) a 

CBC had erred in attaching significant weight to the emerging Local Plan and thus had
taken its decision prematurely, prior to formal adoption. The High Court rejected LBCs 
challenge, but leave was given for an appeal to be lodged in the Court of Appeal. 

13.56 The app very 
special circumstances 
its decision would be premature to the Local Plan process, through which it intended 
to remove the site from the Green Belt and allocate the site for a mixed-use 
development. The appeal judges agreed with the High Court that CBC had taken the 
correct approach in the weight it applied to emerging policy.  

13.57 The above analysis has confirmed that the allocation of WAL.E8 site can be afforded 
significant weight in policy terms, however the weight which can be afforded to this as 
a very special circumstance is dependent on the extent to which the development
proposed accords with that policy and within Appendix 6 of the LPSV. Since it is the 
officers' conclusion that the development as proposed complies with the policy 
requirements of the proposed allocation, subject to various conditions and obligations,
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officers conclude that it should be given very significant weight as a very special 
circumstance.   

Employment need in Epping Forest District and lack of alternative sites 

13.58 The LPSV proposes employment allocations which marginally go beyond the 
employment need identified in the Functional Market Area Assessment (FMAA, 2017). 
The sites identified are capable of providing a range of employment opportunities and 
their distribution reflects the needs identified across the District, particularly taking into 
account the need for additional space to serve employment markets in the South of 
the District, including Waltham Abbey.  

13.59 Justification for the proposed new employment sites comes in part from the ELSA
which concluded that the identified need is unlikely to be met through existing 
employment sites and in part due to particularly low vacancy levels on existing sites 
throughout the District (p35). As such it was concluded that the identified need could 
not be met through existing employment sites. 

13.60 In order to meet the employment needs of the District therefore, the ELSA identified 
19 potential new sites which may be suitable for future employment development. Of 
these, 18 were within the Green Belt.  

13.61 The evidence base which has informed the employment allocations therefore is robust 
and clearly demonstrates that there is a need for new employment sites within Epping 
Forest District over the Plan Period and that these needs could not be met through the 
expansion of existing sites.  

13.62 Officers conclude that the need for new employment with the District and the lack of 
alternative sites should be attributed significant weight in the decision.  

The benefits to the Local Economy  

13.63 The EFDC Economic Report (September 2015) (ER) (EB600) which forms part of the 
evidence base of the LPSV confirms that there is relatively low unemployment in 
Epping Forest District and that, in general terms, it is an affluent area.   

13.64 However, the ER also identifies that, despite its affluence there are pockets of 
deprivation, particularly within Waltham Abbey and generally the District has a weak 
manufacturing sector and few large employment areas (para 3.2.2).     

13.65 A potential solution identified in the ER is to release some existing Green Belt sites 
which do not measure highly against its five main purposes, for employment use to 
meet the needs of the District. Subsequent evidence published as part of the evidence 
base to the LPSV, in the form of the West Essex and East Hertfordshire Assessment  
of Employment Needs 2017 (EB610) and the Epping Forest District Employment 
Review  2017 (EB603), identified a need for 2-5ha of land for office development and 
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14 ha for industrial floorspace (which within the EFD Employment Review 2017 was 
defined as being manufacturing and logisitics). 

13.66 The applicant has suggested that there would be significant benefits for the local 
community as a result of the investment into the area. The proposed development 
would create a substantial increase in employment opportunities of various types for 
the local community. These jobs will be available during the construction phase and 
the operational phase.  

13.67 The proposed distribution element of the development would provide a maximum total 
of 325 full time equivalent (FTE) jobs on its first day of operation and most of these will 
be full time positions (a minimum of 35 hours, up to 45 hours). The proposed photo 
studio will provide 111 FTE jobs and of these, 67 will be new positions and 44 will be 
existing roles transferred from other photo studios.  

13.68 There is also a commitment to support approximately four graduate placement 
opportunities per year within the proposed photo studio.  

13.69 It is likely that these factors will contribute to an overall benefit to the local economy
through additional job creation and increased spending.  

13.70 Whilst it has previously been identified that the application site as existing is not 
particularly well connected to Waltham Abbey Town Centre, the development 
proposals would include substantial improvements to the existing walking and cycling 
facilities from the application site, to the southern part of the Roundhills estate. This 
new connectivity will give staff a realistic opportunity to travel directly to the Town 
Centre of Waltham Abbey using sustainable methods. If walking on foot, staff could 
get to the Town Centre in 15-20 minutes or 7 minutes by bicycle. The creation of this 
walking and cycling route will be discussed further in this report.  

13.71 Officers conclude that the development would create significant employment 
opportunities for the local community and would have a positive impact to the local 
economy. This should be afforded significant weight in the decision.  

The need for distribution centres  

13.72 The West Essex and East Hertfordshire Assessment of Employment Needs  2017 
(EB610) and the Epping Forest District Employment Review  2017 (EB603) (which 
describes the Use Classes as they were prior to the recent changes to the Use Classes 
Order) identifies that the combined level of demand for B use classes amounts to
some 23 hectares of land over the Plan Period. Of this there is an identified need of 
between 2-5ha for offices (B1a) and 14ha for industrial. (manufacturing and logistics) 
floorspace. 

13.73 It has already been identified that significant weight should be attached to the general 
need for employment across a range of uses and the lack of alternative sites within the 
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District. The weight to be attributed is considered to also reflect the evidence base for 
the LPSV in relation to the provision of manufacturing and logistics floorspace.  

 

13.74 The applicant sets out that Next Plc have a comprehensive corporate responsibility 
policy to ensure they act in a responsible manner. Indeed, there is a strong 
commitment to the ongoing learning and progression of their employees, including a 
strong track record of working with local schools and colleges to assist students with 
work placements and training opportunities.  

13.75 Next also have a human rights policy and seek to create a workplace which treats 
everyone with respect and employees are supported and encouraged to reach their 
full potential.   

13.76 There is no reason to doubt the assertions of the applicant or that the corporate and 
social responsibilities Next has adopted could assist in providing a social role in the 
planning system. However, planning permission runs with the land and not with the 
end user. Indeed, whilst the development is intended for Next, there is no guarantee 
that this would be the case indefinitely and consequently this attracts limited weight in 
the decision.     

Conclusion relating to very special circumstances 

13.77 Drawing all the strands together, the evidence base which informed the LPSV has 
demonstrated a clear need for new employment space within Epping Forest District. 
The site selection process undertook a robust assessment of potential sites to meet 
the identified need 
Strategy and as a result of this process, WAL.E8 has been proposed for allocation in 
the LPSV.   

13.78 It is acknowledged that the LPSV does not, at this stage, form part of the statutory 
Development Plan. However, it is also recognised that it is at a very advanced stage 
of its production and that the proposed allocation of the application site has been 
informed by robust and up-to-date evidence.  

13.79 Following the publication of the Inspector's advice, WAL.E8 was not identified as 
requiring MMs by the Inspector in order to make the Plan "sound" and therefore, it is 
reasonable to conclude at this stage, that the proposed allocation is likely to form part 
of the emerging Development Plan. 

13.80 Were this to occur, the site would no longer be located within the boundaries of the 
Green Belt and therefore the application would not need to demonstrate very special 
circumstances in order to be granted planning permission. It is therefore concluded 
that the LPSV allocation and the evidence base which informed it should be afforded
very significant weight in this decision.  
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13.81 In addition, the benefit to the local economy which has been identified should be 
afforded further significant weight.   These issues will be considered further in the final 
planning balance in section 15 of this report.  

Local and Strategic Highway considerations  

13.82 Paragraph 108 of the NPPF identifies that when assessing planning applications for 
new development proposes, it should be ensured that: 

13.83 a) appropriate opportunities to promote sustainable transport modes can be  or have 
been  taken up, given the type of development and its location;  

b) safe and suitable access to the site can be achieved for all users; and  

c) any significant impacts from the development on the transport network (in terms of 
capacity and congestion) or on highway safety, can be cost effectively mitigated to an 
acceptable degree.  

13.84 Paragraph 109 advises that development should only be prevented or refused on 
highway grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. Paragraph 110 
states that within this context, applications for development should: 

            a) give priority first to pedestrian and cycle movements, both within the scheme and 
with neighbouring areas; and second  so far as possible  to facilitating access to 
high quality public transport, with layouts that maximise the catchment area for bus or 
other public transport services, and appropriate facilities that encourage public 
transport use;  

            b) address the needs of people with disabilities and reduced mobility in relation to all 
modes of transport;  

            c) create places that are safe, secure and attractive  which minimise the scope for 
conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, 
and respond to local character and design standards;  

            d) allow for the efficient delivery of goods, and access by service and emergency 
vehicles; and  

            e) be designed to enable charging of plug-in and other ultra-low emission vehicles in 
safe, accessible and convenient locations.  

13.85 Policy T 1 of the LPSV (Sustainable Transport Choices) seeks to promote a safe, 
efficient and convenient transport system and will permit development proposals 
where they integrate into existing transport networks; provide safe, suitable and 
convenient access for all users; provide onsite layouts that are compatible for all 
potential users with appropriate parking and servicing provision, provide electric 
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charging points, and do not result in unacceptable increases in traffic generation or 
compromise highway safety.  

13.86 Saved Policies ST1 and ST2 of the adopted Local Plan seek to ensure that new 
development must be designed to encourage walking and cycling and where 
appropriate, to provide integrated transport choices and enhanced infrastructure to 
facilitate sustainable methods as far as possible.  

13.87 Saved Policy ST4 of the adopted Local Plan requires that new development must not 
compromise highway safety, nor cause excessive highway congestion in the local 
area. In the interests of highway safety, the Council may use legal agreements to 
ensure that off-site alterations to the highway network are completed prior to the 
operation of a particular scheme.  

13.88 Saved Policy ST5 of the adopted Local Plan sets out that proposals which would create 
a significant generation of people movements will be required to submit a Travel Plan 
which identifies measures to reduce car usage and encourage sustainable forms of 
transport.  

13.89 These Saved Policies are all consistent with the provisions of the NPPF and the LPSV.

Local Plan Transport Assessment Report  background  

13.90 As part of the Plan making process, a Transport Assessment Report (TAR) was 
produced by the Council in order to assess the potential impact that the growth planned 
in the LPSV may have on the local highway network.  

13.91 The methodology used by the TAR is set out in section 6.4 of that report and is based 
on Trip Rate Information Computer System (TRICS). As set out in paragraph 6.4.2 of 
the TAR, TRICS is the national industry standard database for predicting multi-modal 
trip generation and analysis. These trips are then converted into passenger car units 
in order to assess the potential impact on the highway network. 

13.92 The TAR is based on a worst-case assessment. This included testing the total 
projected housing supply availa

experience, there are occasions when a site allocated for development does not come 
forward as anticipated.  Furthermor
Advice Note of 2 August 2019 (ED98) which identified the need to remove some sites 
and review the capacity of some others. 

owth in neighbouring local authority areas (see 
section 3, page 2 of the TAR) . The executive summary on page 2 concludes that:

13.93 The analysis highlights that the LPSV increases traffic levels by up to 36% with residual 
impacts on key junctions and corridors, with the need for more substantial physical 
highway interventions as well as further improvements to sustainable travel options  
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13.94 The potential to provide an improved sustainable transport offer and to reduce the 
reliance on use of private motor vehicles is a key component of the overall strategy 
identified in the TAR.   

TAR  WAL.E8 

13.95 In terms of WAL.E8, the TAR assumed 40,000sqm of employment space would be 
provided across its entirety, although it was noted within paragraph 5.3.3 regarding 
employment allocations: 

It is acknowledged that some of the employment sites allocated have reasonable 
potential to deliver additional floorspace and enhanced densities, over and above the 
employment area stated, particularly at more sustainable locations
approach has applied several worst-case assumptions to different traffic demand 

there was sufficient headroom within the model forecasting to adequately 
accommodate any associated increases in floorspace.  

13.96 The scope for delivery of additional floor space and enhanced densities over and 
above the modelled level is not identified in the TAR or the LPSV and is therefore 
dependent on additional information and, if necessary increased mitigation measures 
during the planning application stage.   

13.97 In order to provide this additional information, a Transport Assessment (TA) and 
Interim Travel Plan (ITP) have been submitted in support of the application, which will 
now be examined in turn.  

Transport Assessment  

13.98 The submitted TA assesses the potential impacts of the proposed development on the 
local and strategic highway network. The traffic generation methodology is based on 
the TRICS model, the same one used by the TAR which informed the LPSV. 

13.99 The TA recognises that whilst the application site is located within close proximity to 
the strategic highway network, particularly junction 26 of the M25, it is not currently 
well served by non-car modes of travel and not particularly well connected to Waltham 
Abbey Town Centre.  

13.100 The highway network which has been assessed includes: 

 Westbound off-slip of the M25;  

 Westbound on-slip of the M25; 

 Dowding Way; and  

 Honey Lane East leading to Woodridden Hill.  
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13.101 The effect that the development traffic could cause on the highway network has been 
assessed based on the anticipated year that the development will become operational 
in 2021 as well as for 2033, which is the end of the Plan Period.  

13.102 The traffic attraction methodology that has been assumed in the TA is based on the 
TRICS database for HGV and total traffic generation created by different use classes
at AM and PM peak times. The table below is an extract from the TA which summarises 
these assumptions: 

13.103 This proposed development would amount to 57,267sqm of new employment space 
which has been broken down in the TA as summarised in the table below: 

 

 

13.104 Based on the summary of development trip rates and the proportion of use classes 
above, a forecast for the AM and PM peak periods can be made across the proposal. 
Below is an extract taken from the TA which summarises the forecasted trip rates 
during the AM and PM peaks to and from the application site.  
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13.105 The above table sets out the traffic movements during the AM and PM peaks. In terms 
of the potential impact on the highway network, it is acknowledged that the 
development will create a substantial number of vehicle movements over the course 
of a typical day. However, modelling vehicles travelling in the AM and PM peaks are 
the most crucial since they will have the greatest potential impact on the local and 
strategic highway network. Indeed, the majority of the vehicle movements will be 
staggered throughout the day and will generally seek to avoid travelling during peak 
times.  

13.106 Nonetheless the increased traffic movements, when considered alongside the growth 
and in combination effects of the LPSV require a comprehensive package of mitigation 
to ensure that it would not result in significant queuing on the highway network, which 
has been identified by the TAR to be operating over capacity at peak hours around the 
District, including Junction 26 of the M25.  

Mitigation package  Junction 26 of the M25  southern roundabout 

13.107 Following the modelling undertaken through the TAR, The Infrastructure Delivery Plan 
(IDP) identifies that an upgrade to the southern roundabout of J26 of the M25 is an 
essential piece of infrastructure in Waltham Abbey in order to facilitate the level of 
growth proposed in the LPSV. This intervention is identified as an essential piece of 
infrastructure by Essex County Council (ECC) to ensure capacity on the network can 
accommodate the growth contained within the LPSV.  

13.108 The specifics of the intervention required are not defined in the IDP, however the TAR 
identifies a potential scheme to upgrade the southern roundabout to ensure the 
junction can accommodate the increased level of traffic resulting from the growth in 
the LPSV. 

13.109 The submitted TA sets out that the applicant intends to implement the scheme 
proposed in the TAR which includes: 

 An extension to the two-lane approach on the westbound off slip of the M25 to 
formalise existing two-lane practice of slip road queuing; 

Page 53



 

 

 
westbound off slip of the M25;   

 Alignment improvements to A121 Honey Lane East arm, including a flared two-
lane approach;  

 A two-to-one lane merge arrangement on Dowding Way exit; and  

 A short flared two-lane approach on A121 Honey Lane North approach   

13.110 ECC as highway authority for the local highway network and Highways England (HE) 
as highway authority for the Strategic Road Network have concluded that these 
measures in their entirety will need to be implemented prior to first occupation of the 
development to ensure that the junction has capacity to accommodate the increased 
level of traffic.  

13.111 The applicant could undertake these works through a Section 278 agreement with ECC 
as local highways authority prior to the commencement of the development. These 
measures will be secured through the use of a planning condition and will increase
capacity on the southern roundabout of junction 26 to be able to accommodate the 
entirety of the growth contained in the LPSV. The requirement for these works to 
Junction 26 should be afforded significant weight in this decision.  

Sustainable Transport  Interim Travel Plan  

13.112 In combination with the physical works to junction 26 of the M25, a holistic approach 
is required to manage traffic growth from new forms of development which seeks, on 
the one hand to increase the capacity of existing junctions, but on the other seeks to 
reduce overreliance of new developments on the use of private motor vehicles. 

13.113 As such Policy T1 of the LPSV sets out that development proposals should provide an 
appropriate level of parking provision, having due regard to the nature of the proposed 
development. In addition, opportunities to widen public and sustainable methods of 
transport and reduce reliance on private cars will be maximised as far as possible to 
facilitate a modal shift away from overreliance on the use of private motor vehicles.   

13.114 The applicant has therefore submitted an Interim Travel Plan (ITP) development which 
 

Reduce the number of single occupancy cars arriving at the site, by facilitating the use 
of more sustainable alternatives. 

13.115 The report will now consider these sustainable measures in turn.  

Demand Responsive Transport  

13.116 In addition to carrying out the physical works to the southern roundabout of Junction 
26, the applicant has proposed to fund the initial start-up costs for a Demand 

Page 54



 

 

Responsive Transport (DRT) bus service which will operate between 05:00-01:00 
seven days a week.  

13.117 The applicant proposes a financial contribution of £800,000 towards start-up costs, 
which would amount to 2 years' worth of funding, after which the operator Arriva Click 
contend it will become commercially viable.  

13.118 The principle of on-demand transport is set out in Appendix 15 of the TA. An excerpt 
of this literature is found in the section below: 

13.119 The applicant confirms that the DRT would not be exclusively for the use of the new 
employees of the development, but rather has the potential to benefit existing and 
future residents in Waltham Abbey with another sustainable transport option which can 
be utilised.  

13.120 In terms of its potential route, the TA proposes three different options to link the
application site to various populated areas and transport hubs. The specific route of 
the DRT can be secured through a planning obligation and would need to be in 
operation prior to the first operation of the development. Each of the potential routes 
proposed would be served by 5 electric buses. 

Photo Studio Shuttle Bus  

13.121 In addition to the proposed DRT funding, the applicant proposes to install and operate 
a dedicated minibus service for staff and visitors travelling to the photo studio. Three 
minibuses will meet the rail services arriving at Waltham Cross rail station in the 
morning and then provide a return journey in the afternoon.   

13.122 The submitted TA makes clear that the photo studio will employ 111 FTE, with an 
estimated peak headcount of 225 at any one time. To accommodate this level of 
activity on the application site, the applicant proposes 67 dedicated car parking spaces 
will be provided. The parking offer will be assessed further in this report, however on 
the basis of these numbers, there will be a significantly lower number of car parking 
spaces than there are employees. The applicant is therefore assuming that there will 
be significant staff and visitor uptake via sustainable means. The proposed photo 
studio shuttle bus therefore adds weight to this assertion.  
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Walking and cycling links and PRoW 

13.123 The application includes a proposal to provide a new pedestrian and cycle way to 
connect the development to the existing PRoW, located directly to the west of the site. 
The PRoW to which the new pedestrian and cycle way would be connected, is also 
proposed to be upgraded to a formal footway / cycleway under a Section 278 
agreement as shown on drawing number 4356 A136. Given that the development will 
operate on a 24-hour basis, the upgraded PRoW should include suitable lighting and 
this can be ensured through further details to be provided.  

13.124 These initiatives will ensure that the development offers an attractive walking and 
cycling opportunity for employees to utilise when travelling from the main centre of 
Waltham Abbey.  

13.125 ECC as highway authority has requested a planning condition to ensure that the new 
foot/cycle way leading up to Roundhills is delivered prior to the first occupation of the 
development. Precise details of the cycle way shall also be agreed by the Local 
Planning Authority in consultation with ECC prior to the works commencing.  

13.126 In addition to the physical measures to create new pedestrian and cycle pathways 
towards Waltham Abbey, the applicant also proposes covered and secured cycle 
storage facilities to accommodate 120 cycles within the proposed multi-storey car park
(MSCP), shower and secure storage facilities and electric cycle charging areas. A 
planning condition can ensure that these measures are provided and thereafter 
maintained, this is essential to facilitating sustainable transport methods as far as 
possible.   

Parking  

13.127 Paragraph (iv) of Policy T 1 of the LPSV seeks to ensure that development proposals 
provide a level of parking which is appropriate in terms of amount, design, layout and 
cycle parking and also that reduced car parking and car free developments in 
sustainable locations will be supported.  

13.128 The development proposes to provide 367 car parking spaces for staff and visitor use. 
This is proposed to be delivered through the erection of a three-deck MSCP. This level 
of parking can be further broken down as 300 spaces for the B8 warehouse and for 67 
spaces for the photo studio.  

13.129 The submitted Interim Travel Plan confirms that the applicant does not intend to 
provide all of the spaces for use on the first day of the operation of the development. 
Specifically, the ground floor and first floor of the MSCP are not proposed to be in 
operation until their operational requirement can be demonstrated. 

13.130 The top deck is proposed to be available for use from the first day of the operation of 
the development and would provide 123 spaces which would be used for photo studio 
visitors, car pool spaces and electric vehicles. This would constitute 33% provision of 
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the total number of car parking spaces proposed, with the remaining 66% being 
restricted until such time that it is demonstrated by the applicant that they are 
operationally required. The section 106 would include the mechanism and thresholds 
for when the remaining parking spaces could come into use.  

13.131 The use of the parking is proposed to be managed through a bespoke car parking 
management plan (CPMP) which can be secured and monitored through the use of a 
planning obligation.  

13.132 Officers consider that it is necessary to restrict the initial level of parking in order that 
the sustainable transport measures, the DRT, the shuttle bus and walking and cycling 

get used to travelling in this way. As a consequence, it will allow for the maximum 
possible opportunity for sustainable travel measures to be successful and will reduce 
the potential for an overreliance on private motor vehicles.    

13.133 The development will have a peak headcount of 363 persons on the application site at 
any one time when the development first becomes operational. In terms of parking, 
this would allow approximately 34% of staff on the application site to be able to park, 
however that is not taking into account that some of these spaces would be restricted 
as carpool / electric charging spaces only.  

13.134 Once the proposed mezzanine floors, which amounts to 22,868sqm of floor space,
become operational for the development the applicant predicts that there will be a 
maximum of 588 staff and visitors on site at any one time and this equates to 62% of 
staff members being able to park at the application site, should all the on-site car 
parking spaces be available.   

Conclusion on parking provision  

13.135 As previously discussed, the LPSV seeks to ensure that new development is not over 
reliant on the use of private motor vehicles and that other sustainable modes of 
transport should be pursued as far as possible.  

13.136 In this instance, since the development would only have the potential to allow 34% of 
staff to park on the application site, the remaining 66% would need to travel to work 
through sustainable methods.  

13.137 The sustainable transport offer which has been proposed, including the DRT, the 
minibus and the improvements to the walking and cycling offer into Waltham Abbey
will facilitate and encourage staff to travel in this way. 

13.138 As a result of these factors, it is concluded that the proposed level of parking upon the 
initial operation of the development is appropriate in terms of its amount and scale in 
relation to the use of the application site.  
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13.139 Once the application site is fully operational it has the potential to allow 62% of staff to 
park at the application site with the remaining 38% requiring travel through sustainable 
methods. Clearly, this gives an opportunity for a greater proportion of the workforce to 
park at the application site than would be the case upon the initial operation  

13.140 However, by the time the development becomes fully operational, it is reasonable to 
conclude that the sustainable transport measures submitted as part of the application 
will have had time to manifest and encourage staff and visitors to travel by sustainable 
means as far as possible.  

13.141 It is concluded that the proposed level of parking, having due regard to the sustainable 
transport initiatives proposed is appropriate for the scale of the development. The 
proposal is therefore compliant with paragraph (iv) of Policy T 1 of the LPSV  

Travel Pack 

13.142 To encourage the uptake of sustainable transport options, each employee will be 
provided with a Travel Pack which gives a wide range of information on how to utilise
the sustainable forms of transport previously discussed in this report.  

13.143 Specifically, the Travel Pack will provide information to staff on the following issues: 

 Name and contact details of the Travel Plan Coordinator (TPC) and the 
availability of the TPC to speak with employees;  

 An introduction to the Travel Plan, its purpose, and a summary document;

 Information on the health benefits of using active modes of transport; 

 Details of the DRT service including its catchment, how it works and the 
associated costs; 

 Bus route maps and timetables and any other public transport information;

 Information on the Photo Studio shuttle bus; 

 Maps showing walking and cycling routes close to the application site; 

 A copy of the site-specific Travel Policy; 

 Any other Company policy related to travel; 

 Details of the on-site Car Parking Management Plan; and 

 Details of any cycle discounts and loan schemes. 
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13.144 Giving each staff member information of all these initiatives will assist in ensuring that 
sustainable and active modes of travel are utilised as far as possible for the application
site. Distribution of such a pack can be secured through the section 106 agreement.

Route management  

13.145 Appendix 6 of the LPSV recognises that development proposals of this scale could 
potentially generate significant numbers of vehicular movements associated from the 
operation of the site as well as from employees and visitors.  

13.146 A Route Management Plan (RMP) has been submitted with the application and 
proposes a restriction on commercial vehicles being routed using roads which pass
through or within 200m of the EFSAC  

13.147 The RMP would apply to all HGV and LGV traffic however the M25 is excluded from 
this 200m buffer as atmospheric pollution arising from vehicles using the M25 has not 
been identified as an issue as part of the assessment of the LPSV in relation to the 
Habitats Regulations. 

13.148 The proposed 200m buffer from Epping Forest in and of itself forms part of the 
mitigation package put forward by the applicant in relation to the Epping Forest SAC 
rather than to mitigate potential impacts on the local highway network. Issues relating 
to the SAC will be considered later in this report.   

13.149 In terms of the potential impact to the local highway network, site specific requirements 
proposed in the LPSV seeks to ensure that there will not be a significant adverse 
impact on the highway network through HGVs using inappropriate roads and that a 
detailed RMP could achieve this.  

13.150 ECC as highway authority have commented that a detailed RMP is necessary and this 
can be secured by way of section 106 planning obligation. Officers consider that this 
will be an essential planning obligation in order to mitigate the potential harm to the 
highway network.  

Vehicular Access and Internal Circulation  

13.151 The development is proposed to be accessed via a signalised junction from Dowding 
Way. The access from Dowding Way will lead to: 

 A right turn ghost island junction to the warehouse; 

 A right turn to the MSCP; 

 A dedicated turning head for public transport; 

 A bus stop layby for public transport; and  

 Pedestrian and cycle crossing facilities 
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13.152 In terms of its capacity, the junction has been designed to accommodate both the traffic 
arising from this application, as well as any future development that may come forward 
in due course on the western parts of the site allocation (not subject to the current 
application).  

13.153 The proposed access has been assessed by the ECC Highway Team who consider 
that it has suitable visibility splays for the types of vehicles associated with the use and 
is also suitable to accommodate the proposed development and potential future 
growth.  

13.154 The TA has provided a Swept Path Analysis (SPA), including the proposed internal 
circulation of vehicles for the site. An SPA refers to the analysis of the way different 
types of vehicles move and calculates and measures the exact path a vehicle will take. 
This is particularly important for articulated vehicles when they turn to ensure that there 
is suitable space along a particular route to ensure that there will be no harm to the 
interests of highway safety or efficiency.    

13.155 The submitted SPA submitted for the development demonstrates that in all instances 
within the site, there is suitable room for articulated vehicles to turn and pass one 
another without the potential need to reverse onto the public highway.  

Potential Impact on the local and Strategic Highway Network  

13.156 Highways England (HE) has been appointed by the Secretary of State for Transport 
under the provision of the Infrastructure Act 2015 and is the highway authority for the 
Strategic Road Network (SRN). The SRN is a strategic national asset and it is the 
responsibility of HE to ensure that it operates and is managed in the public interest. 

13.157  In this case, HE is considering the potential impact of the development on the safe 
and efficient operation of Junction 26 (J26) of the M25.  

13.158 As previously identified, physical highway interventions are required on J26 of the M25
in order to mitigate potential traffic queueing onto the M25 from the westbound off slip 
road. Similarly to the position of ECC, HE require these works to be carried out in full
prior to the first operation of the proposed development.  

13.159 However, at the time of writing the original Committee report which  was due to be 
presented to the District Development Management Committee on 22nd January 2020,
HE were unconvinced that the evidence provided by the applicant was sufficient to 
demonstrate that these works alone would ensure that there would not be a severe 
impact on the SRN. As a result, the report was withdrawn from the agenda for further 
analysis to be undertaken. 

13.160 Further work was subsequently commissioned by the applicant which included an 
updated VISSIM traffic model. Discussions on the outputs from the updated model
have been ongoing between the applicant, HE, ECC and EFDC Officers. 
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13.161 A key factor of these discussions has been consideration of the potential for further 
highway mitigation measures to be provided as part of this application. The TAR 
identifies that, as a result of the Local Plan growth, a highway intervention is required 
on the junction between Honey Lane East and Forest Side (page 72). The TAR refers 
to this junction as J33 and identifies that mitigation is needed for the following reason:

13.162 Additional mitigation to complement J22 improvements and address eastbound 
queueing at junction blocking back into J22. 

13.163 For clarity, J26 of the M25 is known as J22 in the TAR. However, for the purposes of 
this report, the junction will continue to be identified as J26. 

13.164 As previously discussed, the physical works to J26 are required to be delivered in full 
prior to the first occupation of the development in order to ensure that this part of the 
development does not cause harm to the safety or efficiency of the SRN. 

13.165 However, HE requires comfort that further highway interventions will be delivered as a 
result of the Local Plan growth and the traffic caused as a result of the proposed 
development.  

13.166 As such, in addition to the physical works to J26 a right-hand turn ban is required to 
be implemented at the junction of Honey Lane East and Forest Side. This intervention 
will improve the eastbound flow of traffic and prevent queued vehicles from backing up 
onto the southern roundabout of J26. 

13.167 
traffic model, which, amongst other matters, included an assessment of the impact of 
the right-hand turn ban on the operation of the SRN. 

13.168 
background growth but no site development or mitigation), vehicle queues would 
extend back along the 425m long westbound off slip from the southern roundabout of 
J26 onto the M25 during the AM peak period in both years 2021 (a max. queue of 
1,826m and 2033 (5,003m), and in the PM peak period in 2033 (1,117m). 

13.169 inclusion of the right-hand turn ban 
intervention was shown to significantly improve the performance of the network, 
reducing the queueing on the M25 off slip. With the exception of the AM peak period 
in 2033 (785m), queueing within the M25 westbound off slip would be contained and 
not extend onto the M25.  

13.170 As previously identified, HE considers that the physical upgrades to J26 of the M25 
are essential in the interests of the safety and efficiency of the SRN. However, both 
ECC and HE also of the view that a right-hand turn ban from Honey Lane East into 
Forest Side is required in addition to safeguard the SRN and the evidence supports 
this position. 
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13.171 It is therefore clear that the right-hand turn ban is a necessary highway intervention.
However, the Council as the competent authority in relation to the Epping Forest SAC 
is currently undertaking further traffic modelling work to consider the potential impacts 
of the intervention on air quality in the EFSAC. This is to demonstrate that the Council 
can conclude beyond a reasonable scientific doubt that the right-hand turn ban will not 
cause such harm to the integrity of the EFSAC. The potential implications of this 
intervention are considered further in section 13.414 of this report.   

13.172 Notwithstanding the above, subject to the delivery of the physical works to the southern 
roundabout of J26 as well as the right-hand turn ban from Honey Lane East into Forest 
side, it can be concluded that there will be no significant harm caused to the safety of 
efficiency of the SRN or local highways network. This conclusion is strictly on the basis 
that these interventions will be delivered prior to the first occupation of the proposed 
development.   

13.173 In terms of the delivery of the right-hand turn ban, the intervention will be entirely 
contained within the boundaries of the local road network which is the responsibility of 
ECC. ECC have commented in support of the proposed highway intervention and 
require it to be secured through the use of a planning condition.  

Conclusion relating to highway matters 

13.174 Based on the evidence submitted by the applicant and having due regard to the 
consultation response from ECC, it is concluded that subject to the imposition of 
suitable planning conditions and required planning obligations the proposal will not 
cause a severe impact on the operation of the local or strategic road network. 

13.175 In this regard, the proposal is compliant with Policy T 1 of the LPSV, Policies ST1, ST2, 
ST4 and ST5 of the ALP and with the requirements of the NPPF.     

Design 

13.176 The LPSV is clear that the Council is committed to ensuring that all new development 
in the District is of the highest design standards in their broadest sense. Good design 
should ensure that new forms of development function well within the surrounding area 
and result in buildings which are durable and adaptable within their context.  

13.177 The LPSV emphasises that good design is not solely a visual concern, but actually has 
social and environmental elements such as the potential to create high quality public 
realm, improving quality of life for local communities and contributing to the 
sustainability agenda.  

13.178 This approach follows the NPPF requirement for Local Planning Authorities to require 
new forms of development to recognise local context and set out the quality of 
development expected within the District.  
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13.179 Policy SP 3 sets out that the Council seeks to ensure that development proposals 
accord with exceptional place making principles. Place making is a holistic approach 
to planning which brings together all component parts of a successful place.  

13.180 Policy DM 9 sets out the policy requirements based on the overall design approach 
contained within the LPSV.  

13.181 Similarly to Policy DM 9 of the LPSV, Saved Policy DBE1 of the ALP requires that new 
development is of high quality design. Development proposals are expected to be 
respectful to their setting, adopt a significance in the street scene which is appropriate 
to their function and use high quality external materials. In addition to high quality 
design standards required, Policy CP2 of the ALP seeks to preserve the rural 
environment, including landscape character and protecting the countryside.  

13.182 In order to achieve the outstanding design as required by the LPSV, the Council has 
established a Quality Review 
and applicants.  

13.183 The QRP consists of an independent, multidisciplinary group of experts who are 
suitably trained and highly experienced individuals in their fields and the Panel has the 
overarching ambition of assisting the Council with ensuring that new development 
achieves the high-quality design as required by the LPSV. 

13.184 The proposed development on the application site has been the subject of three formal 
reviews by the QRP. The comments received following each review has been taken 
into account when considering the various elements of design in the following section.    

Layout, Access and Connectivity  

13.185 Policy SP 3 of the LPSV notes that development proposals must demonstrate strong 
vision, leadership and community engagement (i), extend, enhance and reinforce 
strategic green infrastructure and public open space (vii), ensure positive integration 
and connection with adjacent rural and urban communities thereby contributing to the 
revitalisation of existing neighbourhoods (x) provide for sustainable movement and 
access to local and strategic destinations (including rail, bus and pedestrians, cycling) 
(xiii). 

13.186 Policy DM 9 notes that development proposals must have regard to the framework of 
routes and spaces connecting locally and more widely (Part D (iii)).  

13.187 Policy T 1 notes that development proposals will be permitted where they provide safe, 
suitable and convenient access for all potential users (Part C (i)) and provide a 
coordinated and comprehensive scheme that does not prejudice future provision of 
transport  

13.188 As previously discussed, the application site is located on the southern edge of the 
main urban area of Waltham Abbey and the rural countryside is located to the south, 
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beyond Dowding Way. The application site is currently located in the Green Belt and 
is located in the Lippitts and Daws Hill Landscape character area and the Lee Valley 
Character Area.  

13.189 The application site is close to walking and cycling routes with an existing PRoW to 
the west of the site, connecting Roundhills residential estate to Dowding Way, over the 
M25 via a footbridge. Waltham Abbey Town Centre (Sun Street) is located 
approximately a 15-20-minute walk from the site, or a 7-minute cycle.  

13.190 During pre-application discussions and QRP reviews, the applicant was advised that 
a wider masterplan exercise was needed to ensure that the proposals would not 
preclude future potential development on the remainder of WAL.E8. A masterplan 
exercise would ensure that a holistic and joined up design approach was promoted, 
particularly regarding green infrastructure and wider connectivity as far as possible 
across the allocation site.  

13.191 A concept Masterplanning exercise was subsequently undertaken as shown on pg.23 
of the Design and Access Statement (DAS), with the aim of ensuring that the proposals 
are futureproofed, and wider design constraints and opportunities are built into the 
application stage of the development proposals.  

13.192 A key aspect of this futureproofing is to ensure that active travel connections are 
accommodated for the entirety of the proposed allocation site. The masterplan 
demonstrates that for the development, this will be achieved via routes to the west 
through the access road continuing to the northern boundary of the application site and 
the provision for future pathways alongside it for walking and cycling.   

13.193 The applicant intends to upgrade the existing PRoW from Roundhills, across the M25 
and connect into the new proposed walking and cycling route. The PRoW would be 
upgraded to be 3m wide and will connect into the proposed development. The 
upgrades to the PRoW would be secured by condition.  

13.194 A more direct route for walking and cycling from Roundhills to the application site would 
have been cutting directly east from the point where the existing farmers track meets 
the PRoW, however this was not considered deliverable at this stage, based on the 
Masterplan discussions with neighbouring landowners. In the fullness of time, once the 
rest of the proposed allocation comes forward for development, it is expected that this 
active travel route will be pursued and delivered at the same high specification as the 
current proposed route.    

13.195 Whilst the proposed walking and cycling route to the application site is not the ideal 
solution to promoting active travel as far as possible, given the current position as 
noted in the paragraph above, it will still offer staff and visitors the option to travel 
sustainably with the potential for it to be further improved as the rest of the proposed 
allocation site comes forward for development. The proposal is therefore compliant 
with para A (ii), para B and para E of Policy T 1 of the LPSV.   
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13.196 The promotion of active travel for commuting is a key aspect of the sustainability 
strategy and transport assessment for the proposals. Active travel routes should be 
designed as per best practice, to be convenient, direct, safe, attractive and highly 
accessible. Avoiding barriers and ensuring continuous routes is key to facilitating 
modal shift towards active modes.  

13.197 The footpath and cycle way running parallel to Dowding Way has been set back a 
suitable distance from the road and cut into the bank, to allow space for landscape and 
planting to provide screening between the active travel route and vehicular route, and 
increase the perception of safety of the route. The detailed landscape design for this 
area alongside the walking/ cycling route and Dowding Way will be secured by a 
suitably worded condition. 

13.198 Crossing points for pedestrians and cyclists to cross the access road are labelled as 
lanes. Raised table 

crossings would go further to providing a convincing continuous and direct route and
be aligned with best practice for prioritising walking and cycling at crossings. However, 
the principle of dropped kerbs is also acceptable and it is considered that the 
recommended conditions would secure the detailed design of crossing points. 

13.199 Sustainable forms of transport should be promoted through design; through access, 
layout, quality and priority. The location of the demand responsive travel bus stop in a 
clearly visible point at the entrance to the site to showcase it and locating the cycle 
storage in a more prominent location than previously shown, are both welcomed. 

13.200 The locating of the 74 electric vehicle parking spaces closest to the main warehouse 
building, as shown on fl 356-A210 P10 

quality issues  but these do not appear to restrict non-electric vehicle users parking 
in these spaces, so in effect 

 that would be suitable, and this can be ensured through the 
recommended planning condition.  

13.201 The design of the cycle storage area for 120 spaces must be high quality, secure and 
accessible. The access to the cycle storage is behind the general secure fence line, 
through an accessible pass gate and opening in MSCP façade  it has been relocated 
to a wider part of the path to avoid conflict with pedestrian users at the turnstile as 

4356-  Further design detail for the cycle 
storage, including details of lighting, accessible pass gate specification (including width 
and weight), location and specification of bike stands, electric bicycle charge point, and 
bike maintenance stand would be secured through condition. 

13.202 The Quality Review Panel noted in their report that the generous private vehicle 
parking provision on site could undermine sustainable travel aims. The panel also 
noted that sustainable forms of transport could be promoted by locating the car park 
further from the warehouse entrance, and that the design team should futureproof the 
design of the car parking in case its use is made obsolete in the future.  
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13.203 Notwithstanding the QRP comments in this respect, the number of private vehicle 
parking spaces has not been reduced by the applicant, and the car park remains in the 
same location. Having considered the proposal as a whole, officers conclude that 
neither of these factors, either alone or in combination would act to undermine the 
sustainable transport aims of the proposal, due to the significant package of 
sustainable measures proposed by the applicant.  

13.204 Paragraphs 8.28-8.31 of the Interim Travel Plan sets out that Level 02 of the MSCP 
will be in use from the start, whilst Level 00 and Level 01 will only come into use subject 
to Next demonstrating an operational need for these additional spaces.  The proposal 
may therefore lead to built space that is not in use for some time, providing passive
elevations with reduced surveillance alongside the main entrance way and walking and 
cycling routes.  

13.205 As well as futureproofing the MSCP, there should be consideration of how this space 
will function in the interim, and whether there are any temporary uses that could take 
place within Level 00 and 01 of the MSCP that could enable a stronger working 
community to be established, and promote active travel / health. Interim uses should 
be considered in the Car Parking Management Plan (CPMP) which is to be secured 
as a planning obligation within the S106 agreement.  

User Accessibility Strategy 

13.206 Policy DM 9 of the LPSV notes that good design should enable and encourage people 
to live healthy lifestyles, reduce the risk of crime, create accessible environments which 
are inclusive for all sectors of society, and increase opportunities for social interaction 
(para 4.70). Policy DM 9 Part A (v) notes that development proposals should 
incorporate design measures to reduce social exclusion, the risk of crime and the fear
of crime.  

13.207 The NPPF paragraphs 91 and 92 notes that planning decisions must aim to achieve 
healthy, inclusive and safe spaces which promote social interaction, and plan positively 
for the provision and use of shared spaces. Paragraph 108 of the NPPF notes safe 
and suitable access to the site should be achieved for all users, and paragraph 127 
notes that development should create places that are safe, inclusive and accessible, 
promoting health and well-being with a high standard of amenity.  

13.208 Within the scheme there are a number of different user groups: Distribution Warehouse 
staff, Transport Office staff, Drivers, Photo Studio staff, and Photo Studio visitors 
(including children and minders for photoshoots). Clarity has been sought by officers 
on the accessibility of different internal and external spaces, including entrance routes 
and shared amenity spaces, for these different user groups.  

13.209 The applicant was requested to justify the operational requirements for separating of 
main entrances, with Photo Studio staff entering via the footbridge at first floor level, 
and Warehouse staff entering at ground floor level, to ensure this is not unnecessary 
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segregating of users and that the bridge link was an appropriate design and 
construction requirement.  

13.210 Access routes for Warehouse staff, Photo Studio staff and Transport Office staff are 
-A204 P5 Warehouse Office GA Plan  -A205 

P6 Photo Studio GA Plan  -A206 P5 Photo Studio GA Plan 
on pages 39-40 of the DAS. These indicate that different areas 

are restricted to certain staff and personnel for operational and security reasons.  

13.211 Whilst access and entrance arrangements may differ for operational requirements, it 
is imperative that the design is inclusive and equal for all users in regard to high quality 
welfare and amenity facilities. The variety of users using the western end of the 
warehouse building, their interaction, wellbeing, directness of routing and convenience 
is a key area of ensuring equal and inclusive design.  

13.212 The proposed drawings do not show whether there are any restrictions on access to 
outdoor amenity space for different users (e.g. whether all staff, including Transport 
Office staff/ Drivers, can access this) or whether the ground floor restaurant is 
accessible for all staff, including Photo Studio staff and visitors, to avoid a situation 
such as where photo studio staff, or visitors with children are only able to use the café 
on Level 01, rather than the one conveniently located alongside the outdoor amenity 
space.  

13.213 Whilst the principle of different security arrangements for different user groups due to 
operational requirements is acceptable, it is recommended that a condition is included 
which requires the applicant to provide details of the user accessibility strategy, 
through a set of Accessibility and Security Site Plan and Floor Plans, to ensure this 
complies with policy DM 9 para 4.70 and NPPF para 92. 

13.214 Accessibility and safety is required for all users of the development, including staff 
working in the Gatehouse. A pedestrian route connecting the warehouse to the 

-
-A207 P2 Gate .

Notwithstanding the details shown on the plan, it is recommended that a condition is 
including requiring the pedestrian route connecting the warehouse to the Gatehouse 
to be shown. Detail design of this access route, to include a section through the route 
alongside the Van parking spaces, and the crossing point, should also be shown to 
ensure compliance with policy DM 9 Part G and paragraph 108 of the NPPF. 

Scale, form and massing  

13.215  Policy DM9 of the LPSV notes that developments must relate positively to their context 
(Part A (i)), having regard to the form, scale and massing prevailing around the site 
(Part D (ii)), active frontages (Part D (v)), and respond to natural features of the site 
and surroundings (Part E). Policy DM 9 also notes that proposals should not result in 
an over-bearing or overly enclosed form of development (Part H (iii)) and consider 
microclimate conditions (Part H (iv)).  

Page 67



 

 

13.216 Paragraph 127 of the NPPF notes that development should be visually attractive as a 
result of good architecture, layout and appropriate and effective landscaping, and be 
sympathetic to the surrounding built environment and landscape character 

13.217 The proposed use as a distribution centre means that the architecture of the proposal 

form given its function. The large footprint of the building and the context of the M25 to 
the north, Dowding Way to the south, and residential and green space/ hillock to the 
west, has led to the main form of the warehouse being located as far north within the 
application site as possible.  

13.218 As a result, the large-scale building is set back away from Dowding Way, and instead 
is located alongside the M25, a less sensitive boundary. The locating of the main bulk 
of the warehouse further north on the application site results in more of the warehouse 
being concealed behind the existing hillock to the west, in public views from the Green 
Belt, as can be seen in Photo viewpoint 4 in the Landscape Visual Impact Assessment 
(LVIA) (seen in ES Volume 2 Part 18).  

13.219 The proposed warehouse would be 23.15m to the parapet, and the building consists 
of three storeys (with potential for mezzanine levels in the warehouse). Because of its 
scale and height, the proposal would be visible from some longer as well as local 
views, which are depicted in the Landscape Visual Impact Assessment and the CGI 
Portfolio. T  will receive sunlight 
from the south and west in the North-South Green Corridor area.  

13.220 
diminish its scale through a greyscale panel cladding with colour grading getting lighter 
higher up the facade, to blend in with the sky, however this was not a suitable approach 
to create high quality architecture, placemaking or to help reduce the appearance of 
the massing in this location.  

13.221 The QRP and design officer comments indicated that a bolder approach to the 
architecture and articulation of form and massing would be suitable, given the location 
of the warehouse against the M25 and its visibility. The current design instead seeks 
to break up the large massing of the warehouse through 
perforated cladding, framing, projections, panelling and glazing to create more interest 
and rhythm within the façade.  

13.222 This design approach to breaking up the massing appears successful in localised 
views internally in the site (CGI visualisations 01, 04, 05, 16 received 10/01/20) where 
the mass of the main warehouse does not appear overly bulky as the elevations are 
split horizontally (panelling, perforated cladding, glazing) and vertically on the western 
elevation and at entrances.  

13.223 However, in longer views this breaking up of the massing is not as apparent, as the 
part of the building which is particularly visible (top 5m) has less articulation and 
interest as seen in the rendered views in the LVIA (Photo viewpoints 1, 6 and 9), and 
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so the larger scale of the building is more noticeable in its solidity as it breaks the 
natural horizon line of trees and landscape.  

13.224 The introduction of the Photo Studio as a use within the building has also impacted the 
massing and form of the building. The diagrams on p.33 of the DAS are helpful in 
explaining the evolution of the form to incorporate the office cores and photo studios. 
The external form of the warehouse also includes balconies on the north-west corner, 
to provide operational space for photo shoots (e.g. backdrops, lighting equipment and 
daylight control). The balconies are an opportunity to provide further articulation to the 
rectilinear mass, especially in views from the M25, and the detailed design of these 
are recommended to be secured by condition, to ensure they are high quality in their 
articulation of form and specification of balustrade, glazing, and structure, given their 
visibility and extrusion from the form of the building, as shown in CGI visualisation 13, 
to comply with Policy DM 9 Part D (vi).  

13.225 Clear advice provided from the QRP and officers was that it must be demonstrated 
how the buildings relate to the existing topography of the application site and how 
landscape features have been incorporated in the design. The location of the 
warehouse to the north of the application site utilises the existing topography and 
landscape of the site and surroundings, which slopes down to the north, includes 
banking with tree planting either side of the M25 (see Photo viewpoint 1 in LVIA) and 
the hillock to the west, to reduce the appearance of the mass/ scale of the buildings 
from longer views.  

13.226 The existing hillock land form to the west is proposed to be cut into and banked, 
extending the ground level of 28250 AOD (see Site Section A- -

warehouse from key views (see Photo Viewpoints 1, 3, 4 in LVIA). Landscape and 
planting is also proposed in key areas to help soften the appearance and mass of the 
warehouse. 

13.227 On balance it is considered that the scale, bulk and massing of the proposed 
development would achieve the high quality of design required by the LPSV. This is 
due to the detailed design, elevational treatment and taking into consideration the 
intervening landscapes and physical features  in particular the proximity to the M25 
motorway, Dowding Way and the surrounding commercial and residential 
development that will intercept medium to long distance views from the application site. 
While the proposed building will visually dominant and would permanently change 
immediate and short term views of the application site, it is not considered that this 
would have a detrimental impact on the immediate character and appearance of the 
area when considering its local context and that when taking into consideration the 
proposed landscape treatment and means of enclosure to the site as it would give it a 
degree of self-containment within the locality. 

Landscape and visual impact assessment  
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13.228 The submitted ES provides an assessment of the likely effects of the proposed 
development on landscape character and the visual amenity from surrounding 
viewpoints. 

13.229 The 15 visual receptors contained within the ES have been identified through desk 
work and field surveys and the assessment considers the potential impacts following 
the completion of the development and the potential long terms effects (15-year 
period).  

13.230  The ES considers that the overall sensitivity of the application site is low. The 
application site is assessed as being self-contained and its surrounding landscape 
features electricity pylons, the M25 and the main town of Waltham Abbey, which 
disturb the overall sense of tranquillity.  

13.231 The construction phase will involve the erection of plant and machinery, hoardings, 
construction site compounds, crane activity, some earthworks and a general increase 
in traffic movements from Dowding Way. Overall these impacts are temporary and 
minor, however the ES identifies that there will be significant major/moderate adverse 
effects during the construction phase to nearby receptors such as the nearby PRoW 
and residential estate to the west.  

13.232 Within the application site, the impacts on landscape features are concluded by the ES 
as being moderate to minor adverse. The development includes the removal of some 
trees and hedgerows; however, these impacts are localised to the application site itself 
which minimises its potential impact.  

13.233 Turning to the completed development, the proposed warehouse will clearly cause a 
change to the existing landscape character considering it introduces a new 23m high 
building which will clearly be visible from surrounding viewpoints. The ES concludes 
that this potential impact will be moderate to minor due to this significant scale. 

13.234 In order to somewhat mitigate these potential impacts the applicant proposes a new 
landscape buffer of native tree planting on the western and southern boundaries of the 
site, planting up existing gaps along the southern boundary and native planting at the 
new site access.  

13.235 Despite the proposed mitigation, as previously discussed the warehouse will be 23m 
high and will therefore be visible from short, medium and long-range views from 
different receptors. The sheer scale of the development will lead to a moderate adverse 
impact on the landscape receptors in relation to the wider context of the application 
site and this is acknowledged by the ES.  

13.236 However, the location of the application site, bounded by the M25 and the main town 
of Waltham Abbey to the north and Dowding Way to the south as well as the proposed 
landscape strategy and the self-containment of the application site considerably offsets 
the identified adverse impacts of the development. As such, on balance it is concluded 
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that the identified harm is not significant enough to warrant a refusal of planning 
permission.   

Multi Storey Car Park Form  

13.237 The revision from early pre-application designs to gather private vehicle parking into a 
multi-storey car park has reduced the sprawl of surface parking and is welcomed but 
has resulted in another built form on the site. The Multi-Storey Car Park (MSCP) takes 
a different approach to reducing the impact of its mass and form, through a green wall 
façade and expanded mesh cladding. The green wall is limited to the eastern elevation 
and the south-west corner of the MSCP  providing the benefit of softening the form is 
to the localised views from the amenity and entrance route. 

13.238 The MSCP has a proposed bridge link to the warehouse building, connecting Level 02 
(third storey) car park to Level 01 (second storey) warehouse. This bridge has been 
detailed to provide a lightweight-appearing structure (structural glass balustrade) with 
interest through materials including green roof and vertical colour coated baguettes. In 
terms of scale and form, it is acceptable and effective in being visually attractive in 
local views, and in visually adding depth and interest to larger rectilinear forms of the 
MSCP and warehouse, from within the application site. 

Lighting Strategy  impact on the local area 

13.239 Policy DM 9 Part A (v) notes developments must incorporate design measures to 
reduce social exclusion, the risk of crime, and the fear of crime. Policy DM 9 part A 
also notes proposals should relate positively to their context, and Policy DM 21 notes 
that the local environmental impacts, including light pollution, of all development
proposals after mitigation must not lead to unacceptable impacts on the health, safety, 
wellbeing and amenity of existing and new users or occupiers of the development site, 
or the surrounding land.  

13.240 The potential impact of the proposed external lighting on the living conditions of nearby 
residents is examined later in this report.  

13.241 Given the scale of the development, the night-time lighting strategy is an important 
issue to address in relation to the potential impact it may have on the character and 
appearance of the local area and local ecology considerations.  

13.242 

Lighting Preliminary Lux Plot Layou
lux levels will not be harmful. However, further clarity is still sought on the exact timing 
schedule of lighting to ensure that the site remains safe, accessible and pleasant for 
shift working staff, but is not an unnecessary energy use.  

13.243 The applicant has proposed backlighting to the perforated cladding, as a decorative 
feature. Whilst this may have been done to aim to achieve a high-quality appearance 
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and celebrate the façade, it does not seem a necessary energy expenditure to have 
this feature on all elevations, especially those facing the Green Belt/ countryside (the 
south elevation in particular).  

13.244 Backlighting the cladding on the north elevation makes design sense in terms of the 
visibility of the elevation from the M25, and responds to the QRPs comment in their 

However, on 
the west, south and east elevations, light from within the warehouse will be visible 
behind the perforated cladding anyway, and so additional decorative lighting seems 
wasteful.  

13.245 
light pollution will be reduced through the time control of light switched off between 
11pm  7am. Clarity is needed on how this time control functions in detail with shift 
working patterns to ensure safety and accessibility; a detailed external lighting timing 
schedule to be secured via the recommended condition, to ensure the design complies 
with the safety requirement of policy DM 9 Part A (v), and energy saving measures as 
per DM 9 Part A (iii).  

Character and place shaping 

13.246 The importance of creating a sense of place and enhancing the character of the area 
is crucial in a scheme of this scale, and the Quality Review Panel noted during the first 
two reviews that it was difficult to get an idea of the sense of place that is being created 
or what it was like to interact with/ experience this scheme.   

13.247 This development will be a workplace for a significant number of people, and therefore 
the quality of spaces and routes at a human scale are key to a successful scheme. 
The quality of the appearance of the buildings 

the landscape design and amenity on offer.  

13.248 Policy DM 3 of the LPSV seeks to ensure that new development will not directly, 
indirectly or cumulatively cause significant harm to landscape character, the nature 
and physical appearance of ancient landscapes or geological sites of importance.  
Proposals should be sensitive to their setting in the landscape and have due regard 
for local distinctiveness and characteristics.  

13.249 In order to ensure a suitable landscape scheme is achieved on the application site, the 
QRP advocated the need for a robust landscape strategy, which recognises and takes 
a cue from the wider landscape character and context, as well as the need to provide 
detail on the green spaces within the development, and along key routes. The applicant 
has submitted a Landscape Design Code, a Landscape General Arrangement Plan, 
and a Landscape Specification Overview, all for approval.  
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13.250 The landscape design is a crucial in creating a high-quality environment connecting to 
and through the application site, improving and enhancing biodiversity, dealing with 
water attenuation through wetland planting and SUDs, and improving staff health and 
wellbeing in providing a shared amenity space. This amenity space offers somewhere 
for staff to sit and eat lunch, undertake exercise (trim trail equipment and running 
track), play (including for children visiting the Photo Studio), and has a connection and 
outlook to nature and green space on a warehouse and distribution site.  

13.251 The landscape principles as set out within the submitted documents are welcomed, in 
particular the understanding of the wider landscape character and how this should 
continue through to the landscape character areas within the application site. The 
visualisations also show a high-quality landscape design, as seen in CGI Portfolio 
visualisations 16, 22, 23, 24 (received 10/01/20). It would degrade the overall quality 
and sense of place, which is being sought, if a high-quality landscape scheme was not 
delivered in reality. However, further detailed design work is needed to secure this 
quality and ensure that landscape does not get value engineered out of the proposal.  

13.252  A condition is recommended to secure a detailed design for the North-South Green 
Corridor, and detailed landscape scheme to be prepared in accordance with the 

- 
dscape Proposals - -

s: a detailed planting schedule 
including specific tree heights and mix; location, amount and specification of seating 
(in particular built in seating will be sought to ensure robustness and longevity) with 
understanding of capacity of use; outdoor gym equipment specification; location, 
amount and specification of built in planter details; pathways and routes; grasscrete 
specification; fence, gate and boundary treatments including screening; shading and 
sunlight diagram for consideration of amenity space; Landscape and Ecology 
Management Plan. This is to ensure that the design complies with policies DM 9 Part 
E, SP 3 Part H (v), DM 3 Part A and paragraph 127 of the NPPF.  

Appearance and materials  

13.253 Policy DM 9 of the LPSV notes that development proposals are required to incorporate 
sustainable design and construction principles (Part A (iii)) and relate positively to their 
locality having regard to distinctive local architectural styles, detailing and materials 
(Part D (vi)).  

13.254 The NPPF (2018) paragraph 127 notes that developments must be visually attractive 
as a result of good architecture, layout and appropriate and effective landscaping, 
establish a strong sense of place, and be sympathetic to local character and history 
while not preventing or discouraging appropriate innovation or change. 

13.255 As previously discussed, the architectural design of the warehouse, was revised from 
a grey gradation using panels on the façades to a more layered elevation strategy, 
utilising horizontal banding, perforated cladding, projected canopies and framed 
openings. This strategy is certainly more successful in creating rhythm on the façade 
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and breaking up the mass of the large warehouse building, than the previous colour 
gradated iterations. This attention to articulation and bolder detailing through the 
patterned perforated cladding and large framed apertures goes further in indicating the 
quality of development, which is aiming to be an exemplar scheme. 

13.256 The architectural expression of tree canopy via the pattern on the perforated cladding 
(see pages 33-34 of DAS) creates an interesting layer for the façade and relates to the 
landscape context of the building. The gold / champagne colour of the aluminium 

d a 
dated look in the future. However, it was noted by officers and in the August 2019 
Quality Review Panel report that the aluminium cladding should not merely be 
decorative, but also functional, with a: 

more rigorous approach to the locations where perforated metal screening is use -
with a clear rationale about the function it serves.  

13.257 The applicant has sought to set out their elevation and architectural strategy for the 
perforated cladding on p.19 of the DAS. This has been a useful exercise in relation to 
the proposed cladding in relation to daylight and sunlight and views within the 
development.  

13.258 Design discussions also focused on the treatments of the different elevations of the 
warehouse due to their differing contexts (constraints and opportunities); the western 
elevation being an active frontage onto amenity space and key entrance for staff and 
visitors; the northern elevation being highly visible from the M25 and associated noise; 
the southern elevation providing opportunity for solar gain and accompanying risk of 
overheating, set back from Dowding Way, and majority of outlook over distribution 
vehicle parking. 

13.259 
flat panel cladding in dark grey (KC100 Greyrock) on the east and west elevations and 
corners, with half round cladding in lighter grey (Sirius RAL 9006) along the length of 
the south and north elevation. There were discussions of use of a colour that integrated 
into the landscape in longer views (e.g. green) however it is understood that the colours 

e, especially on such a large scale 
and in considering longer views, would have been strongly supported by design 
officers, however the dark grey and lighter grey alongside the champagne perforated 
cladding are a suitable colour palette for the warehouse.   

13.260 Materials should be reviewed and selected based on their embodied energy 
performance and construction strategy, to ensure sustainable construction is being 
achieved, as advised by the Quality Review Panel. Design details and material 
specification for MSCP green wall specification, bridge link green roof specification, 
colour-coated baguettes on bridge link and stair core colour and specification, colour 
of MSCP fascia are recommended to be secured via condition, to ensure the final 
delivered development of the MSCP is high quality design, sustainable material 
specification and detailing, to comply with Policy DM 9 Part A (iii) and Part D (vi). 
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Part H - Privacy and Amenity issues

13.261 Paragraph H of Policy DM 9 requires development proposals to take account of the 
privacy and amenity of the users of a development as well as that of neighbours. Policy 
DBE9 of the ALP contains the same objective by seeking to safeguard the living 
conditions of neighbouring properties. Paragraph H of Policy DM 9 is further split into 
subsections (i  iv) and the report will consider these issues in turn.  

13.262 When considering privacy and amenity issues in relation to existing residents, it is 
important to understand the context of the application site in relation to the nearest of 
these neighbours.   

13.263 In this case, the closest residential neighbour to the warehouse is located on 
Beechfield Walk, approximately 375m away from the western edge of the application 
site. In between the application site and the neighbours is a substantial and robust set 
of mature trees which extends across all of the east facing rear gardens of the 
neighbours on Beechfield Walk. These trees are located on land beyond the control of 
the applicant or the neighbours.  

13.264 As previously discussed, a large hillock is located towards the south west of the site 
however when viewed directly from the rear elevation of the neighbours on Beechfield 
Walk, the proposed warehouse is on a similar land level which is barely obscured by 
the hillock to the south west.      

Parts (i)  sunlight, daylight and open aspect  

13.265 Part (i) of paragraph H seeks to ensure that adequate levels of sunlight/daylight and 
open aspects are provided to the users of the development and nearby neighbouring 
residents.   

13.266 The application proposes the erection of a large warehouse, approximately 23m high 
and 375m away from the eastern edge of the rear garden of the closest residential 
neighbour on Beechfield Walk.  

13.267 The sheer height and scale of the proposed warehouse will result in the development 
being clearly visible from the rear gardens of these nearby residents who back onto 
the application site.  

13.268 Nevertheless, these neighbours are a substantial distance from the proposed 
warehouse and there are a number of mature trees on their rear boundaries which will
act as a robust screen. Whilst it is acknowledged that these trees may be removed, or 
be otherwise lost over time, it is concluded that the neighbours are a suitable enough 
distance from the proposed development to ensure that there would not be any 
significant loss to their sunlight, daylight or open aspect perception.  

13.269 In any event the development will be the subject of a planting and landscape scheme, 
including on its western elevation. The general layout of this planting is shown on the 
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General Arrangement Plan (Drawing number: 11403 Po7i Rev J) however its precise 
detail can be secured by planning condition to require the details to be agreed prior to 
any above ground works taking place. Appropriate planting can ensure that there will 
be screening on the western elevation to assist in screening the development from the 
nearby neighbours.  

13.270 The proposal is therefore in accordance with part (i) of paragraph H of Policy DM 9. 

Part (ii)  Overlooking / loss of privacy issues  

13.271 Part (ii) seeks to ensure that existing neighbours will not be overlooked by users of 
new development.  

13.272 As previously identified, the closest of the residential neighbours on Beechfield Walk 
are approximately 375m away from the proposed warehouse, which will be set over 
three storeys and contain balconies on first and second floor level on the western 
elevation.   

13.273 The mature row of trees in between the proposed development and these neighbours 
will act as an effective screen, and the detailed landscape and planting scheme which 
will need to be agreed prior to above-ground works, has the potential to assist in this 
screening.  

13.274 It is acknowledged that the provision of first and second floor balconies on the western 
elevation will give rise to some oblique overlooking towards the residential properties 
on Beechfield Walk and that the screening itself is unlikely to remove this perception 
entirely. 

13.275 However the combination of the distance between the warehouse and the rear gardens
of the neighbours as well as the mature trees in between and the detailed landscape 
and planting scheme to be agreed prior to above-ground works will ensure that there 
will not be significant overlooking into the neighbours private amenity areas.  

13.276 The proposal is therefore compliant with part (ii) of paragraph H of Policy DM 9. 

Part (iii)  Outlook issues  

13.277 Part (iii) seeks to ensure that new development is not overbearing and would not cause 
significant harm to the outlook of occupiers of neighbouring properties.  

13.278 It is acknowledged that given the sheer height and scale of the proposed warehouse, 
it will be visible when viewed from the private areas of the neighbours on Beechfield 
Walk.  

13.279 However, visibility is not determinative when considering whether a development will 
cause substantial harm to the outlook of a neighbour. Indeed, the planning system 
does not legislate for the protection of private views to a neighbour.  
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13.280 Based on the analysis of the previous two sections regarding the distance between the 
new development and the neighbours as well as the mature trees and detailed 
landscape and planting scheme to be agreed. It is reasonable to conclude that there 
will be no significant harm caused to the outlook of the neighbours.  

13.281 The proposal is therefore compliant with part (iii) of paragraph H of Policy DM 9. 

Noise, vibration, fumes, light pollution and air quality  

13.282 Part (iv) requires that issues of noise, vibration, fumes, light pollution and air quality
are properly addressed when considering an application to ensure that none would 
cause significant harm to the amenity of existing residents or new users of the 
proposed development.  

13.283 The report will now consider each of these aspects in turn.  

Noise 

13.284 The proposal seeks permission for a distribution warehouse which will be operational 
24 hours a day, 7 days a week. By its very nature, the warehouse will involve the 
movement of HGVs, LGVs and other vehicle movements to and from the site.   

13.285 The applicant has therefore submitted a noise and vibration assessment which was 
undertaken by WYG in support of the proposal.  

13.286 The National Planning Practice Guidance gives advice to decision makers when 
considering the potential impact of noise to potentially sensitive receptors. The BS 
8233 criteria is noted within the NPPG as being of assistance to decision makers in 
this regard. 

13.287 BS 8233 sets out maximum indoor ambient noise level targets with the aim of providing 
a preferred level of acoustic comfort suitable for resting and sleeping in residential 
accommodation. This guidance gives advice on noise levels from construction and 
industrial noise to provide the best opportunity to achieve these targets.   

13.288 In terms of methodology, the noise and vibration assessment set out that since almost 
all sounds vary or fluctuate with time it is helpful, instead of having an instantaneous 
value to describe the noise event, to have an average of the total acoustic energy 
experienced over its duration. LAeq describes the equivalent continuous noise level 
between 7am  11pm.  

13.289 The report concludes that noise intrusion assessments have demonstrated that LAeq 
noise levels are predicted to be within the BS 8233 at all nearby sensitive receptor 
locations on the basis of worst-case assumptions.  

13.290 Noise emission limits have been specified for the operation of the development to 
ensure that it is at least 10dB below existing daytime and night-time background noise 
levels. Operational noise from HGV deliveries and associated movements have been 
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predicted to be at least 4dB below existing background noise levels at all receptors, 
including the nearest neighbours on Beechfield Walk.  

13.291 In terms of the construction phase, The BS 5228 criteria advises decision makers on 
acceptable levels of vibration and noise levels to sensitive receptors. In this instance 
the predicted noise levels during the construction phase of the development will fall 
within the Fixed Noise Limit to sensitive receptors as described by BS 5228 standard. 

13.292 Furthermore, since the application site is within close proximity to the M25 and the 
negligible contribution to overall noise levels in the vicinity of the application site, the 
proposed development would not adversely affect the tranquillity of the area.  

13.293 In addition to restricting the hours of construction, the CEMP, which will need to be 
submitted to and approved in writing by the Local Planning Authority prior to above 
ground works being undertaken will be required to contain measures to ensure noise 
impacts are mitigated to not exceed the Fixed Noise Limit contained within BS 5228. 
These measures may include:  

 
 Start-up plant and vehicles sequentially rather than all together;  

 Minimise drop heights of materials;  

 Plant should be orientated and located to be in the quietest practicable 
location in terms of affected noise sensitive receptors;  

 Noisy works, except where unavoidable, should be undertaken during the 
least sensitive hours of the day;  

 Site operatives will be trained to employ appropriate techniques to keep site 
noise to a minimum and will be effectively supervised to ensure the best 
working practice in respect of noise reduction is followed;  

 Use continuous piling, at locations where noise-sensitive receptors are within 
20 metres;  

 plant and equipment;  

 Switching off engines where vehicles are standing for a significant period of 
time;  

 Fitting of acoustic enclosures to suppress noisy equipment;  

 Operating plant at low speeds and incorporating of automatic low speed 
idling;  

 Selecting electrically driven equipment in preference to internal combustion 
powered, hydraulic power in preference to pneumatic and wheeled in lieu of 
tracked plant;  

 Properly maintaining all plant (greased, blown silencers replaced, saws kept 
sharpened, teeth set and blades flat, worn bearings replaced, etc.);  

 Considering the use of temporary screening or enclosures for static noisy 
plant to reduce noise emissions;  

Page 78



 

 

 Certifying plant to meet any relevant EC Directive standards; and  

 Undertaking awareness training of all contractors with regard to BS5228 
which would form a prerequisite of their appointment.  

13.294 On the basis of the evidence submitted, having due regard to the BS criteria, subject 
to suitably worded conditions it is concluded that the proposals would not have a 
significant adverse impact on health or quality of life of nearby residents from noise or 
vibration.    

Lighting  Living conditions of neighbours  

13.295 The application has been accompanied with an external lighting plan, external lighting 
specification and external light Lux plot layout.  

13.296 In terms of the design of the external lighting and luminaries, the external light
specification confirms that it will be in accordance with the guidance of ILP Guidance 
Notes for the reduction of Obtrusive Light (the ILP Guidance).  

13.297 The ILP Guidance helps to inform good design principles for luminaire levels, aiming 
angles for external flood lighting and façade illumination.  

13.298 The proposed external lighting includes various types of external light including strip 
lighting, pole mounted flood lighting and bollard lighting. Each of these proposed 
methods of illumination proposes an upward shield to reduce light spill as far as 
possible. These methods of external lighting are in accordance with the ILP Guidance. 
The types of lighting proposed can be secured through the use of an appropriately 
worded planning condition.  

13.299 The external lighting specification sets out that column and building mounted LED 
floodlights will serve the main service yard and van parking areas. In terms of 
illumination, these will be: 

 Service Yard illuminated to an average of 20 lux;  

 Loading Bays illuminated to average of 50 lux; and 

 Van parking illuminated to average of 10 lux. 

13.300 The external lighting will be controlled via time channels and photocells and in order to 
prevent night-time light pollution, the applicant is committed to switching off all non-
essential external lighting between the hours of 11pm  7am, Monday to Sunday. 

13.301 The precise detail of the external lighting to be switched off during this period can be 
agreed through the use of an appropriately worded planning condition prior to the first 
operation of the development and this will be necessary to ensure that the site will not 
cause excessive light pollution.  
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13.302 Subject to the recommended conditions, the proposed external lighting will not cause 
any significant harm to the living conditions of the neighbours.    

Air Quality  human impact  

13.303 The application has been accompanied by an Air Quality Assessment (AQA) which 
considers the potential impacts of the construction phase of the development as well 
as the operational phase.  

13.304 The AQA recognises that there is the potential for there to be substantial creation of 
dust during the construction phase which could cause impact on sensitive receptors. 
As a result, table 9.2 of the AQA proposes a whole raft of mitigation measures to 
reduce the potential impact.  

13.305 cer (EHO) has considered the AQA and has 
commented that the proposed mitigation measures have been taken from appropriate 
guidance and if suitably implemented, will ensure that there will not be significant harm 
caused to sensitive receptors. These measures can be secured through the 
recommended condition.  

13.306 Turning to the potential operational impacts, the AQA does not consider there to be 
any significant degradation in air quality to any sensitive receptors close to the site. 
The EHO has agreed with these findings in principle and is supportive of the proposed 
measures to introduce electric vehicle charging points into the application site and to 
restrict HGVs utilising routes through Epping Forest.  

13.307 Based on the evidence provided by the applicant and subject to the recommended 
conditions, the proposal will not cause significant harm to air quality in relation to 
human health. 

Summary relating to design and neighbouring amenity issues  

13.308 Drawing all the strands together in relation to design and neighbouring amenity issues, 
the analysis conducted through this report has concluded that the proposed 

 overall vision and policies of ensuring that new 
development is comprised of high quality design, subject to the imposition of 
adequately worded planning conditions/obligations.  

13.309 It has further been concluded that there would not be any significant harm caused to 
the living conditions of any of the existing residents who live in the area and that the 
development will ensure a good level of amenity to staff and visitors, subject to the 
imposition of suitably worded conditions / planning obligations.  

13.310 The proposal is therefore compliant with the requirements of Policies SP 3, DM 9 and 
T 1 Part C and Part D of the LPSV and with Policies CP2, DBE1, DBE4 and DBE9 of 
the ALP.  

Employment and skills  
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13.311 Part (v) of paragraph F of Policy SP 2 of the LPSV seeks to ensure that suitable training 
and skills development opportunities are provided for local residents to equip them with 
the skills they need to access future employment opportunities.  

13.312 The application has been accompanied by a Statement of Economic Benefits (SEB). 
The SEB sets out that the development proposal will create up to 436 new direct FTE
jobs and that these jobs will provide employment opportunities for local residents.

13.313 Of the potential 436 new jobs, the photo studio will provide 111 FTE jobs, of which 67 
will be new job positions and 44 will be from existing roles transferred from other 
studios.  

13.314 In addition, the construction of the development will create an average of 70 jobs per 
month, providing further opportunities for local businesses and residents.  

13.315 The Council is committed to ensuring that local residents get the best possible 
opportunities for training and employment in relation to this development proposal and 
as such officers have been negotiating an employment and skills plan (ESP) with the 
applicant. 

13.316 The ESP requires the applicant to engage with a Skills Planning Group, whose purpose 
is to identify future training requirements and potential employer interventions to 

development team, New City College, the Department of Work and Pensions and the 
applicant and their contractors.  

13.317 A key requirement of the ESP is to require the applicant to advertise new job 
opportunities for both the construction and operational phases of the development in 
publications and social media outlets (to be agreed with the Skills Planning Group) 
within Epping Forest District for a 14 day period before it can be advertised more 
widely.  

13.318 In terms of local labour requirements, the ESP states that the Council will require the 
applicant and its contractors to use all reasonable endeavours to: 

 secure 25% of the workforce as local labour during the construction and 
operational phase of development. Local labour is defined as people who are 
living within Epping Forest District. 

 The 25% requirement includes, but is not limited to, staff involved in providing 
the necessary security, facilities management, and administration. It also 
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includes apprentices recruited in various aspects of the building trade 
(examples including carpentry, brick laying, plumbing, and plastering).

 Ensure the employment of a minimum of 1 apprentice for every 50 employees 
to be employed at any time (Apprenticeships based on a 6-month minimum 
period) during the construction phase for the development. 

 Support up to 26 end user Apprenticeships at any one time (assuming 
apprenticeships run for approximately two years but will vary depending on 
trade).   

13.319 In addition to these local labour requirements, the ESP also requires the applicant to 
provide for training and development opportunities and includes: 

 Apprentices/students who have undertaken a work placement in connection 
with the development shall have a guaranteed interview with the Applicant 
and/or their associated contractors within the last 3 months of their placement.

 Training shall be available for all roles connected with the development 
including construction, logistics, photography, management etc. 

 Provision for delivery of bespoke pre-employment and skills training for Epping 
Forest District residents that will provide them with the skills to access the jobs 
that are being created. 

 Provision for other work placement or apprenticeship opportunities should be 
created during decoration of the newly constructed development, fitting of 
appliances etc. Additional work placements and training opportunities should 
be available through back office functions, for example in business 
administration. 

 The Council expect the Applicant to engage with local schools and colleges 
and support them to promote amongst young people aged 11 to 19 the 
achievement of the skills and qualifications needed for employment in the 
commercial sectors of the operational phase of development in place during 
the first five years.  

 The ESP will need to contain a detailed programme explaining how the Training 
and Development Opportunity initiatives will be delivered.  

13.320 Subject to the delivery of the measures identified in the ESP, Officers consider that the 
development proposal will provide for significant opportunities for new jobs, 
apprenticeships and training for the local community.  

13.321 The precise details of these schemes can be secured through a planning obligation as 
part of the section 106 legal agreement. Subject to the inclusion of the proposed
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planning obligation, the proposal will be compliant with Part (v) of Paragraph F of Policy 
SP 2 of the LPSV and will provide significant economic benefits to the local area. 

Flood Risk and SuDs 

13.322 There is a clear need to ensure that surface and foul water drainage and treatment 
occur effectively and for the protection of both human health and the environment. This 
includes the need to ensure that development will not cause pollution to water bodies 
or controlled water, including ground water.  

13.323 Policy DM 18 of the LPSV sets out that it is expected that applications for planning 
permission will ensure that there is adequate surface water, foul drainage and 
treatment capacity to serve their development. This requirement is also reflected in 
Policy U2A of the ALP.  

13.324 The application has been accompanied by a Flood Risk Assessment (FRA). The report 
concludes that disposal of surface water by infiltration is not feasible. The EFDC Land 
Drainage Team agrees with these findings in principle and has requested a condition 
to ensure that the development is carried out in accordance with the recommendations
contained within the FRA.  

13.325 A detailed surface water drainage strategy has also been submitted as part of the 
application and the EFDC Land Drainage Team is content with the general principles 
of the design. However further detailed information is required. This information can 
be secured through the use of a planning condition. 

13.326 The ECC SuDS Team acts as the Lead Local Flood Authority. Similarly to the EFDC 
Land Drainage Team, based on the FRA and the surface water drainage strategy the 
team has no objection to the application subject to the imposition of planning 
conditions.  

13.327 Thames Water has been consulted as part of this application as a key utilities provider. 
In terms of foul water disposal, Thames Water has raised no objection to the 
application. 

13.328 Subject to the imposition of appropriately worded planning conditions the proposal is 
compliant with Policy DM 18 of the LPSV and with Policy U2A of the ALP.  

13.329 Historic Environment  Archaeology 

13.330 The LPSV recognises that Epping Forest District benefits from a rich and varied historic 
environment, including historic remains. Where proposals could potentially affect 
archaeological remains, preference is given to their preservation since these remains 
are finite and irreplaceable.  

13.331 Policy DM 7 of the LPSV seeks to ensure that heritage assets (including archaeological 
remains) are conserved or enhanced in a manner appropriate to their significance. 
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13.332 To investigate potential impacts on the historic environment the application is 
supported by an Archaeological baseline report which includes a desk-based
assessment, including the results of a geo-physical survey and trial trench evaluation. 

13.333 On the basis of the baseline report and the archaeological fieldwork which has been 
undertaken, the report concludes that there is no evidence for early settlement activity 
on the site. These findings have been endorsed by the Historic Environment Team 
from ECC.  

13.334 The proposed development is therefore compliant with policy DM 7 of the LPSV and 
the proposals would not have a detrimental impact on heritage assets of significance. 

Ecology  

13.335 The LPSV sets out that new development proposals should seek to deliver a net bio-
diversity gain in addition to protecting existing habitats and species. This approach is 
set out in Policy DM 1 of the LPSV. Policy NC3 of the adopted Local Plan is broadly 
consistent with this approach, whereby development proposals which may cause harm 
to established habitats are required to provide a replacement, alternative habitats of at 
least equivalent wildlife value. Additionally, Policy CP1 of the adopted Local Plan seeks 
to avoid or to minimise potential environmental impacts of development proposals.

13.336 The application is accompanied by an Ecological Assessment which sets out the 
baseline ecology of the application site and assesses the potential impacts of the 
development and mitigation and enhancement measures which may be required. 

Baseline ecological surveys 

13.337 The findings of the Habitats Survey demonstrate that of the habitats present on the 
site, the hedgerows on the boundaries as well as the mature trees are important at a 
local level.  

13.338 Three species of bat were identified as being present on the site, however no bat roosts 
were found to be present. Thirty-two species of bird were recorded on the site, all of 
which are considered to be common and widespread locally and nationally. There were 
no invertebrate species of conservation concern recorded and no hedgehogs, brown 
hares or harvest mice were observed.    

Impacts, mitigation and enhancement measures  

13.339 The construction of the development proposal has the potential to cause harm to 
existing habitats on the site and therefore it is recommended that a planning condition 
is attached to the application to ensure that a Construction Environment Management 
Plan (CEMP) is submitted to and approved in writing by the Local Planning Authority 
prior to the commencement of works.  

13.340 Similarly to the construction phase, the operational phase of the development and its 
potential impacts on habitats will need to addressed in a Landscape and Ecology 
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Mitigation and Management Plan (LEMP). This can be secured through the use of a 
planning condition.  

13.341 The Ecological Assessment identifies that the construction phase of the development 
will cause a neutral residual effect on the potential loss of habitats on site.  

13.342 The Biodiversity Net Gain calculations, which are included in the ES demonstrates that 
a biodiversity net gain will be achieved through the proposed landscaping for the 
scheme, which will provide new and enhanced habitats. As a result, there is no 
requirement for a financial contribution for off-site biodiversity net gain.   

13.343 The net biodiversity gain which would be provided by the application, is in accordance 
with policy DM 1 of the LPSV is also compliant with Policies NC3 and CP1 of the ALP 

Ground contamination  

13.344 The LPSV seeks to ensure that new forms of development avoid unacceptable risks 
from pollution to humans and other species. Paragraph C of Policy DM 21 of the LPSV 
requires that potential contamination risks are properly considered and adequately 
mitigated before development proceeds. Policy RP4 of the ALP is consistent with this 
approach, whereby potential contaminants are required to be identified and if 
necessary, appropriately mitigated.  

13.345 The application is accompanied by a geo-environmental and geo-technical 
interpretative report, which considers the potential contamination risks present on the 
site.  

13.346 The reports conclude that the topsoil and head deposits are unlikely to present a 
potentially significant risk to human health; no gas protection measures are considered 
necessary and the risk to controlled waters is low.  

13.347 The Councils Geo-technical Team have considered the reports and agree with their
findings in principle. The team have added that: 

and 2) formed part of a field throughout the 
duration of time that the Council have maps and aerial photographs for, however there 

risks are likely to be low and the proposed commercial use is lower risk compared with 
a residential development, it should not be necessary for these risks to be regulated 

 

13.348 The standard condition suggested by the Geo-technical Team seeks to ensure that if 
discoloured or odorous soils are encountered on the application site, or if hazardous 
materials or significant quantities of non-soil forming materials found during 
development works, then development will cease until the risks are fully investigated 
and evaluated. If necessary, an appropriate scheme to mitigate the potential risks will 
be submitted to and approved in writing by the Local Planning Authority.  
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13.349 The proposed condition will ensure compliance with the provisions of paragraph C of 
policy DM 21 of the LPSV and with Policy RP4 of the ALP.   

13.350 Following this advice and on the basis of the evidence submitted by the applicant, the 
proposal is compliant with paragraph C of Policy DM 21 of the LPSV and with Policy 
RP4 of the ALP. 

Energy and climate change  

13.351 The LPSV sets out that the Council is committed to providing proactive strategies with 
regard to climate change resilience. This approach is based on the NPPF which 
encourages Local Planning Authorities to adopt a proactive strategy with regard to 
sustainable development and climate change.  

13.352 On 19th September 2019 the Council declared a climate emergency for the District and 
set out a pledge that the Council will do everything in its power to make the District 
carbon neutral by 2030.  

13.353 This approach is encapsulated within Policy DM 20 of the LPSV which seeks to 
encourage new developments to be of a low carbon energy use. Renewable energy 
measures in new and existing development is also to be encouraged as far as possible.  

13.354 The application has been accompanied by an Energy Statement and a Sustainability 
Statement, the latter incorporating a BREEAM pre-assessment. 

13.355 The submitted energy statement contends that the development seeks to minimise 
energy consumption as far as possible through the inclusion of specific design 
measures including: 

 Reduced air permeability;  

 High efficiency air source heat pumps;  

 HVAC system controls to ensure equipment is operating efficiently, including 
automatic alarms for out-of-range values; 

 High efficiency LED lighting, utilising low energy control systems such as 
daylight dimming and occupancy sensing; and 

 A 2,341kWP south facing solar photovoltaic array.  

13.356 In terms of site-wide Carbon Dioxide emissions, the applicant asserts that these 
measures will constitute a 63% reduction in emissions over and above the 
requirements of Building Regulations Part L (2013).  

13.357 Part L of the Building Regulations requires that the calculated C02 emission rate for 
the building must not be greater than the target C02 emission rate which is defined as 
the minimum energy performance requirement for a new building based on a standard 
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methodology. This figure is expressed in terms of the mass of C02 emitted per year, 
per square metre of the total useful floor area of the building.  

13.358 In this case, the development must either equal or be less than 1,328.9 tonnes of C02 
per year in order to comply with Part L of the Building Regulations.  

13.359 The submitted energy statement contends that the energy efficient measures, when 
taken as a whole, including the installation of the photovoltaic array on the roof of the 
warehouse will result in a 64.1% saving in energy consumption, which results in a 
carbon saving of 995 tonnes annually, or a 75% saving over and above the 
requirements of Building Regulations Part L.  

13.360 The BREEAM briefing paper for assessing carbon emissions (2015) sets out that the 
average C02 saving for BREEAM assessed buildings is 22% when compared against 
Part L of the Building Regulations. The guidance further sets out that C02 savings of 
over 55% in comparison to the Building Regulations, amounts to a BREEAM 

 rating in terms of carbon emissions.  

13.361 On the basis of this analysis it is concluded that in terms of energy consumption and 
C02 emissions, the proposal is compliant with Policy DM 20 of the LPSV.  

Sustainability  

13.362 The NPPF sets out that the overall purpose of the planning system is to contribute to 
the achievement of sustainable development which is defined as: 

Meeting the needs of the present generation without compromising the ability of future 
generations to meet their own needs  

13.363 In order to achieve sustainable development, the NPPF sets out three overarching 
objectives: 

 An economic objective;  

 A social objective; and 

 An environmental objective   

13.364 The NPPF is clear that each of these objectives are interdependent and need to be 
pursued in mutually supportive ways.  

13.365 In support of the application, a sustainability statement has been submitted which 
presents the sustainable aspects of the proposed development.  

13.366 
Environmental Assessment Method (BREE  
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13.367 BREEAM is a sustainability assessment method used to consider development 
projects through design, specification, construction and operation phases based on 
performance benchmarks.  

13.368 Developments are rated and certified on a scale of:  

 (<30%) Unclassified  

 (>30%) Pass 

 (>45%) Good 

 (>55%) Very Good  

 (>70%) Excellent  

 (>85%) Outstanding  

13.369 As previously discussed, the submitted Sustainability Statement sets out that the 
thin the top 10% of all 

UK non-domestic buildings.  

13.370 In order to achieve this rating, the Sustainability Statement highlights a number of 
aspects of the scheme which contribute to the sustainability credentials of the 
development. In short these are: 

 Sustainable transport initiatives and travel planning measures, including the 
provision of the DRT. 

 The development resulting in an annual 995 tonne reduction in C02 emissions 
over the requirements of Building Regulations Part L.  

 Installation of 2.34 MWp Photovoltaic array on the roof of the warehouse.

 Installation of electric charging points for 10% of the car parking spaces on the 
site with the capability for further charging points in the future.  

 Installation of low water use features and rainwater harvesting to achieve an 
excess of 50% improvement over baseline consumption.  

 Installation of new ecological habitats including native landscape and bird and 
bat boxes. 

 Use of low impact materials for the construction of the development. 

 Adopting measures for waste reduction during construction.  
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 The production of a CEMP to be submitted and approved in writing by the Local 
Planning Authority prior to the commencement of building works.  

13.371 On the basis of the measures which have been advanced, it has been demonstrated 

therefore would be within the top 10% of all non-domestic buildings in sustainability 
terms. It is recommended that a planning condition would be imposed to ensure that 
the development achieves this rating.  

The proposal is therefore concluded to be a sustainable form of development and is 
therefore compliant with Policy SP 1 of the LPSV and Policy CP5 of the adopted Local 
Plan. 

Infrastructure 

13.372 In order to deliver the sustainable and balanced growth which has been identified in 
the LPSV, significant investment in infrastructure is required to meet the needs of 
residents and businesses.   

13.373 Infrastructure includes a wide variety of elements including transport, utilities, flood and 
surface water management, open space and social and community infrastructure. 

13.374 To outline the infrastructure requirements which are necessary to meet the needs of 
the growth outlined in the Plan, the Council has complied an Infrastructure Delivery 
Plan (IDP). The IDP identifies: 

 The organisation responsible for delivering each piece of infrastructure;

 The period over which the relevant investment will be required; and  

 The cost of each item and how it is going to be funded. 

13.375  The IDP has been developed in consultation and cooperation with infrastructure 
providers and will ensure that infrastructure is delivered in a timely, predictable and 
effective manner. The IDP has also considered high level issues of viability and 
therefore delivery of policy compliant new development.  

13.376 The IDP is split into development areas and identifies the various interventions 
necessary within each area. In this case, the most relevant of these are the 
infrastructure requirements identified within Waltham Abbey.  

Highway interventions  

13.377 As previously identified, the highway intervention regarding the improvement to 
junction 26 of the M25 is a crucial piece of infrastructure to facilitate the proposed 
development and must be delivered in full, prior to the operation of the development. 
The need for this to be delivered should be afforded significant weight in the decision. 
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Sustainable transport measures 

13.378 In order to promote sustainable forms of transport, the applicant has proposed 
amongst other things, the DRT initiative which as previously discussed is an essential 
piece of infrastructure in order to ensure that sustainable forms of transport are 
facilitated as far as possible.  

13.379 The requirement to provide the entire package of sustainable transport measures 
should be afforded significant weight in the decision.  

Early years and Childcare  

13.380 ECC are responsible for ensuring that there are adequate places for early years and 
childcare provision in the local area. In this instance ECC has commented that: 

The proposed development does not meet our threshold for education contributions 

 

13.381 On the basis of these comments, no contributions towards the provision of early years 
or childcare facilities are required. 

Conclusion relating to Infrastructure  

13.382 Subject to the infrastructure interventions as noted in the previous section being 
secured through appropriate planning obligations, the proposal is compliant with policy 
D1 of the LPSV.  

Impact on the Epping Forest SAC 

13.383 Biodiversity features within, or associated with, a Special Area of Conservation are 
given the highest level of protection under UK law, and national planning policy in 
England. The provisions of the EU Habitats Directive are given effect in UK law by the 
Conservation of Habitats and Species Regulations 2017, as amended ("the Habitats 
Regulations"). 

13.384 Under the Habitats Regulations, the 

permission) that are likely, either alone or in combination with other plans or projects, 
to have a significant effect on the SAC must be subject to an assessment, known as 
an Appropriate Assessment ("AA"). The purpose of an AA is to ascertain whether any 
plan or proposal, either alone or in combination, will have an adverse effect the integrity 
of the European Site. 

13.385 The Council has 
Regulations to protect the Epping Forest SAC from the effects of development (both 
individually and in combination) having regard to the representations of Natural 
England (NE).  
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13.386 Two specific issues relating to new development within the District have been identified 
as being likely to have a significant effect on the integrity of the Epping Forest SAC. 
Firstly, as a result of increased levels of visitors using the Epping Forest SAC for 
recreation arising from new development (referred to as "recreational pressure"). 
Secondly, damage to the health of the protected habitats and species of flora within 
the Forest from atmospheric pollution generated by motor vehicles (referred to as "air 
quality"). 

13.387 Policies DM 2 and DM 22 of the LPSV provide the policy context for dealing with the 
effect of development on the integrity of the Epping Forest SAC outlined above.

13.388 The LPSV was supported by a Habitats Regulations Assessment dated January 2019 
 relating to new 

development within the District were identified as being likely to have a significant 
effect on the integrity of the Epping Forest SAC. Firstly, 
impact primarily as a result of increased levels of visitors using the Epping Forest SAC 
for recreation arising from new residential development (referred to as "recreational 
pressure"). Secondly, damage to the health of the protected habitats and species of 
flora within the Epping Forest SAC from an atmospheric pollution 

motor vehicles using roads within 200m 
of it. 

13.389 The HRA 2019 undertook an Appropriate Assessment of the planned development 
proposed within the LPSV, including the effect of that development on the Epping 
Forest SAC. The HRA 2019 concluded that, subject to securing 
urbanisation/recreational pressure and air quality mitigation measures the adoption of 
the Local Plan will have no adverse effect on the Epping Forest SAC. Whilst further 
work has been undertaken to finalise the extent and nature of those mitigation 

been agreed. 

Recreational Pressure 

13.390 With regards to recreational pressure, any adverse effect on the integrity of the Epping 
Forest SAC only arises from new residential development.  Consequently, the 
application can be screened out as having no adverse effect on the integrity of the 
Epping Forest SAC i

Atmospheric Pollution 

13.391 The draft HRA (2020) advises that without appropriate mitigation measures, new 
development proposed in the District would cause harm to the integrity of the Epping 
Forest SAC as a result of atmospheric pollution. A key contributor to atmospheric 
pollution arises from vehicles using roads in close proximity (i.e. within 200m of the 
Epping Forest SAC).  
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13.392 The Council has undertaken further technical work in relation to the atmospheric 

of an Air Pollution Mitigation Strategy (APMS) and to inform an HRA which is being 
prepared to support the publication in due course of Main Modifications to the LPSV.  
This evidence base has been developed having had regard to the Local Plan 

of this application.  It is therefore provided as a background paper to this report. 

13.393 
a strategic approach to mitigating the effects of new development on the integrity of 
the Epping Forest SAC in order to arrive at a conclusion of no adverse effect on 
integrity.  An Interim APMS has now been agreed by NE and, whilst has not been 
formally adopted by the Council it is anticipated that it will be prior to the consideration 
of this application by the Development Management Committee.  The Interim APMS 
identifies a number of mitigation measures, a number of which are required to be 
delivered as part of individual planning applications alongside strategic initiatives and 
monitoring requirements, the implementation of which will require a financial 
contribution to be secured from individual developments. The APMS therefore 
provides the mechanism by which the Council can arrive at a conclusion of no adverse 
effect on the Epping Forest SAC as a result of planned development.   

13.394 The evidence base that has been developed to inform the APMS has taken into 
account Annual Average Daily Traffic (AADT) that would arise from the development 
of this proposed allocation. The use of AADT is the appropriate method for 
understanding the effects of atmospheric pollution on both human and ecological 
health.        

13.395 The applicant has provided further traffic information, using AADT based on the scale 
and nature of development proposed in order to enable the Council and its consultants 
to assess the level of AADT and its distribution compared to that used within the 
evidence base to inform the APMS. In terms of methodology, the AADT traffic 
information provided as part of this planning application is based on an entirely 
unmitigated scenario, i.e. it does not take into account the impact of the DRT, the RMP, 
the ITP (or any other measure which might otherwise take vehicles off the network). 
Therefore, it can be concluded that the following analysis constitutes a worst-case 
scenario in terms of what has been modelled.  

13.396 Site specific measures that are required to be provided for both compliance with the 
APMS and to support the implementation of Policy T1 in order to address the impacts 
of the development on the strategic and local highway networks are as follows: 

  

 Staff and Visitor Travel Plan;  

 HGV Route Management Strategy; and 

Page 92



 

 

 Financial contributions towards the implementation of strategic measures 
identified in the APMS as well as for future monitoring.  

13.397 These measures can all be secured through the use of planning conditions and 
obligations and more detail on each of these measures are provided below. 

Commercial vehicles  

13.398 The applicant proposes to control all commercial vehicle movements through the 
submitted Route Management Plan (RMP), which is assessed earlier in this report.
The RMP would restrict all commercial vehicles from using roads within 200m of the 
Epping Forest SAC (with the exception of the M25 motorway for the reasons set out 
earlier in this report)  

13.399 The end user of the development, Next, has advised that the RMP is enforceable since 
all their drivers are Next employees rather than contractors and can therefore be 
instructed not to use these routes.  In any event, any end-user would be bound by the 
terms of the RMP which will be secured in the S106 agreement. 

13.400 Officers consider that since the commercial vehicles are owned, operated and tracked
by Next, the RMP s enforceable both legally and practically and can be monitored 
effectively. RMPs are a regularly used mechanism for managing the potential impacts 
of HGV movements on both sensitive receptors and highway networks. The 
requirement for an RMP would apply to any occupier of the development. 

13.401 This can be secured through the use of a planning obligation and will include an
effective and robust means of monitoring to ensure compliance. As such any 
commercial traffic travelling on the relevant roads within 200m of the Epping Forest 
SAC can be discounted.  

Staff and visitor vehicle movements   

13.402 Since it has been concluded that commercial vehicles cannot use routes through the 
Epping Forest SAC, traffic arising from the development on roads within 200m of the 
Epping Forest SAC would be primarily from the staff and visitors to the application site.   

The DRT 

The provision of the DRT as assessed earlier in this report is regarded as a required 
measure to facilitate modal shift necessary for both highway and air quality purposes. 
The scheme will be open to members of the public as well as employees of the new 
development and the applicant has suggested that it would result in a net reduction in 
the number of vehicles using routes through the Epping Forest SAC.  

13.403 The HRA commissioned by the applicant to accompany the application indicates that 
the DRT also has the potential to reduce the number of existing vehicles from using 
routes through the Epping Forest SAC, which would be beneficial. This has not, 
however, been taken into acco
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information provided by the applicant in relation to the AADT that would arise from this 
application based on an unmitigated (i.e. worst case) scenario.  

13.404 The operator of the DRT, Arriva Click has confirmed that it would expect to obtain 
patronage from Waltham Abbey, Loughton and Chigwell which contains approximately 
65,000 residents. Given that existing bus services between these areas are relatively 
poor, it is seen as a significant opportunity to delivering sustainable transport options
for both existing residents wishing to access destinations other than the application 
site and for employees and visitors to the application site.  

13.405 It is difficult to predict the potential impact that a DRT service will have in the area with 
regards to taking existing traffic off the network since the concept is relatively new, 
hence why it has not been taken into account.  However, the HRA uses two previous 
examples as an indication of what could be achieved from such an initiative.  

13.406 Arriva Click began a service in New Lubbersthorpe located just outside Leicester. In 
this example, 300 new homes have been erected approximately 6 miles from Leicester 
city centre. In the six months the DRT has been operating, 5000 journeys have been 
made to and from the new development.  

13.407 A further example is also provided for Liverpool, where statistics from Arriva Click have 
demonstrated that 39% of its users previously either drove their own vehicle or ordered 
a taxi. This suggests that the provision of a DRT can help to facilitate modal shift for 
existing road users.  

1.26 Based on its catchment area of 30km2 and its coverage of a large number of people, 
it is likely that a significant number of people will be able to use the DRT once it is in 
place. Whilst the magnitude of its potential impact cannot be afforded significant weight 
in this decision it will, at the very least give staff members as well as members of the 
public the opportunity to utilise sustainable transport methods rather than the use of a 
private motor vehicle.  The proposal to restrict the number of car parking spaces that 
can operate (as assessed earlier in this report) will help to support this initiative.  

The Shuttle Bus 

13.408 As previously identified, the photo studio will provide a shuttle bus to the application
site from Waltham Cross station. This dedicated service will be run by Next and will 
provide a means of transport for visitors to the photo studio.  

Walking and cycling facilities  

13.409 As previously considered, the application proposes substantial improvements to an 
existing PRoW which will link the proposed development to the southern tip of the 
Roundhills estate. The improvements will make the route accessible for pedestrians 
and cyclists to access the application site from Waltham Abbey to the north.  
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13.410 In addition, the provision of 120 covered and secured bicycle storage spaces on site, 
as well as electric bicycle charging, bicycle maintenance area, showers and secure 
locker facilities all enable the potential use of sustainable forms of travelling to the 
application site.  

13.411 Any staff member who chooses to travel to the site in anything other than a single 
occupancy car will also be rewarded with a £2 Next voucher, which is increased to £5 
over Christmas and other busy periods.  

13.412 The implementation of the right hand turn ban from Honey Lane East into Forest Side, 
which was discussed previously in this report is also a measure identified in the Interim 
AMPS as an intervention which could have some benefits in relation to the ecological 
health of parts of the Epping Forest SAC.  However, the right-turn ban has not been 
specifically modelled as part of the evidence base that informed the development of 
the APMS and is being used as part of the development of the HRA to support the 
publication of the proposed Main Modifications to the LPSV.  The right-hand turn ban 
would not result in any new traffic using roads within 200m of the Epping Forest SAC 
but rather would result in a redistribution of existing traffic onto other Epping Forest 
SAC related roads.  In order to meet its duties as a competent authority, and in order 
to satisfy Highways England that such a scheme would not give rise in itself to adverse 
effects on the integrity of the Epping Forest SAC, the Council has commissioned 
further analysis of this scheme to be undertaken.  

Conclusion relating to the EFSAC 

13.413 Subject to the completion of the further Air Quality modelling work identified above the 
Council is satisfied that, with the securing of the site specific measures set out above 
together with a financial contribution towards the implementation of the strategic 
monitoring and mitigation measures identified in the Interim APMS, that the application 
would not have an adverse effect on the integrity of the Epping Forest SAC. Such 
measures and the financial contribution will need to be delivered in full prior to the first 
occupation of this proposed development.  

13.414 Therefore, the proposal is compliant with policy NC1 of the ALP, with policies DM 2 
and DM 22 of the LPSV and with the requirements of the Habitats Regulations 2017.  

14. EQUALITY DUTIES AND HUMAN RIGHTS  

14.1 Section 149 of the Equality Act 2010 requires that a public authority must exercise its 
functions having due regard to the need to eliminate discrimination and advance 
equality of opportunity between persons who share a relevant protected characteristic
(age; disability; gender reassignment; pregnancy and maternity; race; religion or belief; 
sex; and sexual orientation) and persons who do not share it, and foster good relations 
between persons who share a relevant protected characteristic and persons who do 
not.  
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14.2 In making this recommendation, due regard has been given to this Public Sector 
Equality Duty and the relevant protected characteristics. It is considered that there will 
be no specific implications and that, if approving or refusing this proposal, the Council 
will be acting in compliance with its duties. 

14.3 The Human Rights Act 1998 makes it unlawful for a public authority to act in a way 
which is incompatible with any of the Convention rights protected by the Act unless it 
could not have acted otherwise. Careful consideration has been given to the rights set 
out in the European Convention on Human Rights, in particular Article 6 (right to a fair 
trial); Article 8 (right to respect for private and family life; Article 14 (prohibition of 
discrimination); and Article 1 of the First Protocol (right to peaceful enjoyment of 
possessions).  

14.4 The Council is of the opinion that the recommendation does not interfere with any such 
rights except insofar as is necessary to protect the rights and freedoms of others. The 
Council is permitted to control the use of property in accordance with the public interest 
and the recommendation is considered a proportionate response to the submitted 
application based upon the considerations set out in this report. 

15. THE PLANNING BALANCE AND CONCLUSION  

15.1 It is necessary for the Local Planning Authority to undertake a balancing exercise to 
establish whether there are very special circumstances that clearly outweigh the harm 
to the Green Belt that would be caused by the development.  

The identified harm 

15.2 As previously discussed, the proposal must be considered to be inappropriate 
development in the Green Belt and causes significant additional harm to its openness 
and to the purpose of safeguarding the countryside from encroachment. In accordance 
with paragraph 144 of the NPPF, each of these identified harms to the Green Belt carry
substantial weight against the proposal.  

15.3 Based on the analysis of this report, subject to the imposition of suitable planning 
conditions and obligations, no other conflicts with the Development Plan or the LPSV
have been identified which weigh against the proposed development. The test of very 
special circumstances in this instance therefore is to consider whether the factors 
advanced by the applicant outweigh the identified harms to the Green Belt, all of which 
carry substantial weight against the proposal in the decision-making process.   

The Benefits  

15.4 The proposed allocation of the application site in the LPSV (WAL.E8), the application's
demonstrable accordance with the requirements of that proposed allocation, the 
absence of an objection from the Local Plan Inspector, the demonstrable need for 
employment in this location as identified in the ELSA and the significant identified 
benefits to the local economy all carry significant weight in favour of this development.
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15.5 The proposed allocation of WAL.E8 in the LPSV has been underpinned by robust and 
up-to-date evidence. It represents one of the key new employment allocations in the 

publication to the Planning Inspectorate in 2017 by the Council. In addition, upon 
adoption of the LPSV, the application site will no longer be within the boundaries of the 
Green Belt. 

15.6 In accordance with paragraph 48 of the NPPF, the weight which can be afforded to 
this proposed allocation site is substantial since the LPSV is at a very advanced stage, 
it is in compliance with the NPPF and the Local Plan Inspector has not raised any 
concerns about the proposed allocation. 

15.7 Within this context, the analysis of this report is that, subject to conditions and 
obligations, the application demonstrates compliance with the requirements of the 
proposed allocation of the application site contained within the LPSV and as a result 
this carries very substantial weight in favour of the application.   

15.8 In addition, the ELSA has identified a significant need for employment in Waltham 
Abbey and in Epping Forest District more generally. The proposed distribution element 
of the development will assist in meeting this need by providing up to 325 FTE jobs on 
the first day of its operation and most of these will be full time positions. The photo 
studio will provide a further 111 FTE jobs, which includes 67 new jobs and 44 
transferred from other areas and up to 70 new jobs will be created during the 
construction phase. The employment and skills plan will ensure that local residents get 
the best possible opportunities to secure these jobs.   

15.9 In addition to the creation of new jobs, the development will also introduce new 
investment into the local area and result in significant benefits to the local economy
through increased spending in the local area. The new employment opportunities and 
other local economic benefits of the proposal carries substantial weight in favour of the 
application.  

15.10 Case law has established that there is no prescribed list of what might constitute very 
special circumstances. It may be that a single aspect of a proposal may itself be a very 
special circumstance sufficient to justify development, or it may be a number of 
circumstances cumulatively amount to such circumstances. It is a matter for the 
decision maker, based on the planning merits of the application.  

15.11 The Council considers that the allocation of the site weighs substantially in favour of 
the proposal for the reasons outlined above. Furthermore, significant weight would be 
given to the economic benefits generated by the proposals in the local area. Although 
neutral in weight, the proposals have demonstrated compliance with the proposed site 
allocation and emerging Local Plan policies. These factors taken together weigh 
strongly in favour of the development.   

15.12 In light of the analysis above, it is concluded that very special circumstances do exist 
in this case which clearly outweighs the identified harms to the Green Belt. Subject to 
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appropriately worded planning conditions and obligations, the proposal has 
demonstrated its compliance with the proposed allocation in the LPSV, which is at a 
very advanced stage in its production and will release this site from the Green Belt 
upon adoption. This coupled with the identified significant economic benefits that the 
development would bring to the Local area warrants a departure from current 
established and adopted Green Belt policies.   

15.13 Taken together, the application has demonstrated its compliance with the 
requirements of the LPSV, the Adopted Local Plan and the NPPF. It is therefore 
recommended that planning permission is granted subject to the satisfactory 
completion of an air quality assessment in relation to the introduction of a right turn 
ban from Honey Lane East into Forest Side and the imposition of suitably worded 
planning conditions and obligations.   

Should you wish to discuss the contents of this report item please use the following 
contact details by 2pm on the day of the meeting at the latest: 

Planning Application Case Officer: James Rogers 

Direct Line Telephone Number: 01992 564 371 

or if no direct contact can be made please email:   
contactplanning@eppingforestdc.gov.uk  
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Appendix 1 Proposed Conditions 
Final Version 
09/12/2020 

APPENDIX 1: LAND AT DOWDING WAY: PROPOSED CONDITIONS 

 

TIME LIMIT & APPROVED PLANS 
1. The development hereby permitted shall be begun before the expiration of 3 years from the 
date of this permission. 
Reason: To comply with the requirements of Section 91 of the Town and Country Planning Act 
1990. 
 
2. The development hereby permitted shall be carried out in accordance with the details shown 
on the approved plans listed below: A100 P23; A103 P3; A112 P5; A115 P3; A136 P4; A200 P4; 
A201 P5; A202 P5; A203 P4; A204 P6; A205 P5; A206 P5; A207 P2; A209 P2; A210 P10; A211 
P4; A300 P5; A311 P7; A400 P5; A410 P2; A413 P4; 11403 P08; 6302 P02; 2301 P03; 0126 
P1; 
Reason: To comply with the requirements of Section 91 of the Town and Country Planning Act 
1990. 
 
FINISHED FLOOR LEVELS 
3. Prior to the commencement of the development, details of the finished floor levels of the 
building of the development hereby permitted in relation to existing ground levels shall be 
submitted to and approved in writing by the local planning authority. The development or shall 
be carried out in accordance with the approved details. 
Reason: To ensure that construction is carried out at a suitable level having regard to drainage, 
access, the appearance of the development, the amenities of neighbouring occupiers and 
existing trees, hedgerows and other landscaping, in accordance with Policies T 1, DM 9, DM 18 
and DM 19 of the Local Plan Submission Version 2017 and with Policies DBE2, DBE3, DBE4, 
DBE9, LL11 and RP3 of the Adopted Local Plan and Alterations 2006.  
 
MATERIALS 
4. Prior to the commencement of any above ground works, samples of the materials to be used 
in the construction of the external surfaces of the development hereby permitted, including any 
external cladding and internal cladding that is decorative and visible externally, decorative fascia 
or panels, balustrades and glazing shall be submitted to and approved in writing by the Local 
Planning Authority. Development shall be carried out in accordance with the approved details. 
Please do not send materials to the Civic Offices. Materials should be kept on site and 
arrangements made with the planning officer for inspection. 
Reason: To ensure a high quality design and satisfactory appearance to the development as a 
whole in accordance with Policies DM 9 of the Local Plan Submission Version and with Policies 
DBE1 and DBE4 of the Adopted Local Plan and Alterations 2006.  
 
DESIGN & LANDSCAPE 
5. Prior to the commencement of the development hereby permitted (including ground works, 
vegetation clearance), a construction environmental management plan (CEMP: Biodiversity) 
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shall be submitted to and approved in writing by the local planning authority. The CEMP 
(Biodiversity) shall include the following. 
(a) Risk assessment of potentially damaging construction activities. 
(b) Identification of ""biodiversity protection zones"". 
(c) Practical measures (both physical measures and sensitive working practices) to avoid or 
reduce impacts during construction (may be provided as a set of method statements).
(d) Measures to protect badgers from being trapped in open excavations and/or pipe culverts.
(e) The location and timings of sensitive works to avoid harm to biodiversity features.
(f) The times during which construction when specialist ecologists need to be present on site to 
oversee works. 
(g) Responsible persons and lines of communication. 
(h) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly
competent person. 
(i) Use of protective fences, exclusion barriers and warning signs. 
The approved CEMP shall be adhered to and implemented throughout the construction period 
strictly in accordance with the approved details, unless otherwise agreed in writing by the local 
planning authority. 
Reason: To avoid or mitigate the effects of the construction of the development on ecological 
receptors, in accordance with Policies DM 3, DM 5 and DM 9 of the Local Plan Submission 
Version and with LL10 and LL11 of the Adopted Local Plan and Alterations 2006.   
 
6. Prior to the completion of the substructure of the building hereby permitted, full details of both 
hard and soft landscape works shall be submitted to and approved in writing by the local 
planning authority and these works shall be carried out as approved. These details shall include 
means of enclosure; car parking layouts; green wall on the eastern elevation and south west 
corner of the multi storey car park; other vehicle and pedestrian access and circulation areas; 
hard surfacing materials; minor artefacts and structures (e.g. furniture, play equipment, refuse or 
other storage units, signs, lighting etc); proposed and existing functional services above and 
below ground (e.g. drainage power, communications cables, pipelines etc. indicating lines, 
manholes, supports etc.); and existing trees to be retained. 
Reason: To ensure a satisfactory appearance to the development and landscape treatment of 
the site. To safeguard the visual character of the immediate area in accordance with Policies 
DM 3, DM 5 and DM 9 of the Local Plan Submission Version and with LL10 and LL11 of the 
Adopted Local Plan and Alterations 2006.   
 
7. Soft landscape works pursuant to Condition 6 shall comply with the Landscape Design Code 
September 2019 (11403_R02d_RP) and include planting plans; written specifications (including 
cultivation and other operations associated with plant and grass establishment); schedules of 
plants, noting species, plant sizes and proposed numbers/densities where appropriate; 
implementation programme. All planting, seeding or turfing comprised in the approved details of 
landscaping shall be carried out in the first planting and seeding seasons following the 
occupation of the buildings or the completion of the development, whichever is the sooner; and 
any trees or plants which within a period of 5 years from the completion of the development die, 
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are removed or become seriously damaged or diseased shall be replaced in the next planting 
season with others of similar size and species, unless the local planning authority gives written 
approval to any variation. 
Reason: To ensure a satisfactory appearance to the development and landscape treatment of 
the site. To safeguard the visual character of the immediate area in accordance with Policies 
DM 3, DM 5 and DM 9 of the Local Plan Submission Version and with LL10 and LL11 of the 
Adopted Local Plan and Alterations 2006.   
 
8. Prior to the commencement of any above ground works for the development hereby 
permitted, details have been submitted to and approved in writing by the local planning authority 
of: 
a) The trees, shrubs or hedges within the site which are to be retained; 
b) A scheme for the protection of the trees, shrubs or hedges to be retained, produced in 
accordance with BS5837:2012 Trees in Relation to Design, Demolition and Construction. The 
development shall be implemented in accordance with the approved details and: 
i. No operations shall be undertaken on site in connection with the development hereby 
permitted (including any tree felling, tree pruning, demolition works, soil moving, temporary 
access construction and / or widening or any operations involving the use of motorised vehicles 
or construction machinery) until the protection works required by the approved protection 
scheme are in place; 
ii. No excavations for services, storage of materials or machinery, parking of vehicles, deposit or 
excavation of soil or rubble, lighting of fires or disposal of liquids shall take place within any area 
designated as being fenced off or otherwise protected in the approved protection scheme;
iii. Protective fencing shall be retained intact for the full duration of the development hereby
approved and shall not be removed or repositioned without the prior written approval of the local 
planning authority; 
iv. No tree, shrub or hedge shown to be retained shall be felled, uprooted, wilfully damaged or 
destroyed, cut back in any way or removed without the prior written approval of the local 
planning authority. Any trees, shrubs or hedges removed without such consent, or which die or 
become severely damaged or seriously diseased within five years from the occupation of any 
building or the development hereby permitted being brought into use shall be replaced with 
trees, shrubs or hedge plants of similar size and species unless the local planning authority 
gives written approval to any variation. 
Reason: To protect existing trees during the construction works and to ensure that the character 
and amenity of the area are not impaired, in accordance with Policies DM 3, DM 5 and DM 9 of 
the Local Plan Submission Version and with LL10 and LL11 of the Adopted Local Plan and 
Alterations 2006. 
 
9. Prior to the first occupation of the development hereby approved, a landscape management 
plan, including long term design objectives, management responsibilities and maintenance 
schedules for all landscape areas, shall be submitted to and approved in writing by the local 
planning authority. The landscape management plan shall be carried out as approved. 
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If within a period of five years from the date of the planting of any tree that tree, or any tree 
planted in replacement for it, is removed, uprooted or destroyed or dies (or becomes, in the 
opinion of the local planning authority, seriously damaged or defective), another tree of the 
same species and size as that originally planted shall be planted at the same place in the next 
planting season, unless the local planning authority gives its written consent to any variation. 
Reason: To ensure a satisfactory appearance to the development and to safeguard the visual 
character of the immediate area, in accordance with Policies DM 3, DM 5 and DM 9 of the Local 
Plan Submission Version and with LL10 and LL11 of the Adopted Local Plan and Alterations 
2006.   
 
10. The development hereby permitted shall proceed in accordance with the terms of the 
Arboricultural Impact Assessment (Arboricultural Impact Assessment, Tyler Grange, 6th 
November 2020). Its implementation shall include the supervision of the tree protection during 
the demolition and construction phases by an Arboricultural Consultant (provided by the 
applicant with the agreement of the local planning authority). 
Reason: To protect existing trees during the construction works in order to ensure that the 
character and amenity of the area are not impaired, in accordance with Policies DM 3, DM 5 and 
DM 9 of the Local Plan Submission Version and with LL10 and LL11 of the Adopted Local Plan 
and Alterations 2006.   
 
11. Prior to the first occupation of the development, a landscape and ecological management 
plan (LEMP) shall be submitted to, and approved in writing by, the local planning authority. The 
content of the LEMP shall include the following. 
(a) Description and evaluation of features to be managed. 
(b) Ecological trends and constraints on site that might influence management. 
(c) Aims and objectives of management. 
(d) Appropriate management options for achieving aims and objectives. 
(e) Prescriptions for management actions. 
(f) Prescription of a work schedule (including an annual work plan capable of being rolled 
forward 
over a five-year period). 
(g) Details of the body or organisation responsible for implementation of the plan. 
(h) Ongoing monitoring and remedial measures. 
The LEMP shall also include details of the mechanism(s) by which the long-term implementation 
of the plan will be secured by the developer with the management body(ies) responsible for its 
delivery. The plan shall also set out (where the results from monitoring show that conservation 
aims and objectives of the LEMP are not being met) contingencies and/or remedial action will be 
identified, agreed and implemented so that the development still delivers the fully functioning 
biodiversity objectives of the originally approved scheme. The approved plan will be 
implemented in accordance with the approved details. 
Reason: To ensure habitat enhancement within the landscape of the development, in 
accordance with Policies DM 1, DM 3, DM 5 and DM 9 of the Local Plan Submission Version 
and with LL10 and LL11 of the Adopted Local Plan and Alterations 2006.   
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HIGHWAYS 
12. Prior to any above ground works of the development hereby permitted, the improvements to 
the M25 Junction 26 west bound off slip and southern roundabout shown on drawing number 
173131_A12 B shall be submitted to and agreed in writing by the Local Planning Authority, in 
consultation with Highways England and Essex County Council. The junction improvement 
works shall be implemented prior to the occupation of the development in accordance with the 
approved details.  

Reason: In order to protect highway safety and the amenity of other users of the public highway 
and rights of way, in accordance with Policy T 1 of the Local Plan Submission Version and with 
Policy ST4 of the Adopted Local Plan and Alterations 2006. To ensure that the M25 Motorway 
continues to be an effective part of the national system of routes for through traffic in 
accordance with section 10 of the Highways Act 1980 and to satisfy the reasonable 
requirements of road safety. 

 
13. Prior to any above ground works of the development hereby permitted, the scheme design 
relating to introduction of a right turn ban from the A121 Honey Lane South to Forest Side 
(shown on drawing number 173131_A12 B) shall be submitted to and agreed in writing by the 
Local Planning Authority, in consultation with Highways England and Essex County Council. The 
right turn ban shall be implemented prior to the occupation of the development in accordance 
with the approved details.  

Reason: In order to protect highway safety and the amenity of other users of the public 
highway and rights of way, in accordance with Policy T 1 of the Local Plan Submission Version 
and with Policy ST4 of the Adopted Local Plan and Alterations 2006. To ensure that the M25 
Motorway continues to be an effective part of the national system of routes for through traffic in 
accordance with section 10 of the Highways Act 1980 and to satisfy the reasonable 
requirements of road safety. In the interest of safeguarding habitats and species of significant 
ecological importance within the Epping Forest Special Area of Conservation.   

 
14. Prior to above ground works of the development hereby permitted, a new traffic signal-
controlled junction into the development site from Dowding Way A121 as shown on drawing 
number 173131_A17 Rev B shall be submitted to and agreed in writing by the Local Planning 
Authority, in consultation with Essex County Council. The signal-controlled junction shall be 
implemented prior to the occupation of the development in accordance with the approved 
details.  

Reason: In order to protect highway safety and the amenity of other users of the public highway 
and rights of way, in accordance with Policy T 1 of the Local Plan Submission Version and with 
Policy ST4 of the Adopted Local Plan and Alterations 2006.  

 
15. Prior to the commencement of development hereby permitted, a Construction 
Management/Method Plan and Statement with respect to the construction phase of the 
development shall be submitted to and approved in writing by the local planning authority. 
Development works shall be undertaken in accordance with the approved Construction 
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Management/Method Statement. The details shall include, amongst other things; hours of 
work/piling; contractors parking areas, compounds, storage areas and details of wheel washing 
facilities including location of petrol/oil interceptors in all car parking/washing/ repair facilities; the 
management of crossings of the public highway and other public rights of way; minimisation of 
dust emissions arising from construction activities on the site; post construction 
restoration/reinstatement of the working areas and any temporary access to the public highway; 
and details of the responsible person (site manager/office) who can be contacted. 
Reason: In the interest of highways and pedestrian safety and the character and appearance of 
the development. To prevent oil-polluted discharges entering local watercourses. To ensure 
satisfactory provision in relation to adjoining properties and circulation within the site, in 
accordance with Policies T 1 and DM 9 of the Local Plan Submission Version and with Policies 
DBE1, DBE4 and ST4 of the Adopted Local Plan and Alterations 2006.   
 
16. Prior to the commencement of any above ground works for the development hereby 
permitted, a highways management plan with respect to that phase of the development shall be 
submitted to and approved in writing by the Local Planning Authority. The highways 
management plan shall include the management responsibilities and maintenance schedule for 
the private access road; the on-site car and cycle parking; electric vehicle charging points; 
servicing, loading and unloading, turning and waiting areas. The management plan shall be 
carried out in accordance with the approved details and its requirements adhered to thereafter.
Reason: In the interest of highways and pedestrian safety and the character and appearance of 
the development, in accordance with Policies T 1 and DM 9 of the Local Plan Submission 
Version and with Policies DBE1, DBE4 and ST4 of the Adopted Local Plan and Alterations 
2006.   
 
17. Prior to commencement of the development hereby permitted, swept path assessments for 
the specified phase of development shall be submitted to and approved in writing by the Local 
Planning Authority and shall include the following: 
a) Large car accessing car parking spaces to demonstrate that they can be safely entered and 
departed from. This should be demonstrated for the car parking spaces that are in corners and 
for one midway in a row. This will be necessary for any public or employment car parks;
b) Swept path assessment for a fire tender manoeuvring within the site to demonstrate that a fire 
tender can safely manoeuvre within to access all units; 
c) Swept path assessment for a public transport bus to demonstrate that, should a bus route be 
diverted through the site, the internal network can accommodate a bus; 
d) Swept path assessment for a refuse vehicle to demonstrate that refuse collection and 
servicing can take place within the development site; 
e) Swept path assessments for servicing and delivery vehicles for any commercial land uses to 
demonstrate that servicing and deliveries can be accommodated within the development site 
and within the respective land use sites. Thereafter, the development, or the specified phase(s) 
of the development (whichever is the sooner) shall only be carried out in accordance with the 
approved details. 
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Reason: In order to protect highway safety and the amenity of other users of the public highway 
and rights of way, in accordance with Policy T 1 of the Local Plan Submission Version and with 
Policy ST4 of the Adopted Local Plan and Alterations 2006.   
 
ECOLOGY 
18. The development hereby permitted shall be carried out in accordance with the Ecological 
Appraisal (Ecological Assessment, Southern Ecological Solutions, September 2019) and the 
Ecological Mitigation and Enhancement Measures (Table 20. Summary of impacts, mitigation 
and residual effects and as detailed in the Ecological Assessment, Southern Ecological 
Solutions, September 2019). Prior to the commencement of above ground works a timetable for 
the implementation of the ecological mitigation measures shall be submitted to and agreed in 
writing by the local planning authority. The development shall be carried out in accordance with 
the approved details. 
Reason: To enable proper consideration of the impact of the development on the contribution of 
nature conservation interests to the amenity of the area, in accordance with Policy DM 1 of the 
Local Plan Submission Version and with CP1 of the Adopted Local Plan and Alterations 2006. 
 
SUDS/GROUND CONDITIONS 
19. Prior to the commencement of the development hereby permitted, details of earth works 
proposed as part of that phase of development shall be submitted to and approved in writing by 
the Local Planning Authority. These details shall include the proposed grading and mounding of 
land areas including the levels and contours to be formed, showing relationship of proposed 
mounding to existing vegetation and surrounding landform. Development or the specified phase 
of the development (whichever is the sooner) shall be carried out in accordance with the 
approved details.  
 
Reason: To ensure that construction is carried out at a suitable level having regard to drainage, 
access, the appearance of the development, the amenities of neighbouring occupiers and 
existing trees, hedgerows and other landscaping, in accordance with Policies T 1, DM 9, DM 18 
and DM 19 of the Local Plan Submission Version 2017 and with Policies DBE2, DBE3, DBE4, 
DBE9, LL11 and RP3 of the Adopted Local Plan and Alterations 2006.  
 
20. No development hereby approved shall take place until a detailed surface water drainage 
scheme has been submitted to, and approved in writing by, the local planning authority. The 
surface water drainage system will be based on the submitted Flood Risk Assessment carried 
out by Adept Civil and Structural Consulting, ref: 03.18004-ACE-ZZ-ZZ-RP-C-001 and the 
Drainage Strategy indicated on drawing nos. Phase 1 Drainage Layout P2; Site Wide Drainage 
Strategy P1. 
The surface water drainage scheme should include: 
(a) Limiting the surface water run-off generated by the 1 in 100 year + climate change critical
storm so that it will not exceed the run-off from the undeveloped site and not increase the risk of 
flooding off-site; 
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(b) Providing attenuation to ensure no increase in surface water run-off volumes for all rainfall 
events up to and including the 1 in 100 year + 40% climate change event; 
(c) Implementing the appropriate drainage strategy based on attenuation and discharge, using 
appropriate SuDS measures; 
(d) Details of how the scheme shall be maintained and managed after completion; 
(e) Detailed engineered drawings of the proposed SuDS measures. 
The scheme shall be fully implemented and subsequently maintained, in accordance with the 
timing / phasing arrangements embodied within the scheme, or within any other period as may 
subsequently be agreed, in writing, by the local planning authority. 
Reason: To prevent flooding by ensuring the satisfactory storage of/disposal of surface water 
from the site and to reduce the risk of flooding to the proposed development and future users, in 
accordance with Policies DM 18 and DM 19 of the Local Plan Submission Version and with 
Policy RP5A and U3B of the Adopted Local Plan and Alterations 2006.  
 
21. Piling or any other foundation designs using penetrative methods shall not be permitted 
other than with the express written consent of the Local Planning Authority, prior to 
commencement of development, which may be given for those parts of the site where it has 
been demonstrated that there is no resultant unacceptable risk to groundwater. The 
development shall be carried out in accordance with the approved details. 
Reason: To ensure that adequate protection of human health is maintained and the quality of 
groundwater is protected, in accordance with Policy DM 18 and DM 19 of the Local Plan 
Submission Version 2017, the Thames River Basin Management Plan, Planning Practice 
Guidance and the National Planning Policy Framework. 
 
22. No infiltration of surface water drainage into the ground is permitted other than with the 
express written consent of the local planning authority, which may be given for those parts of the 
site where it has been demonstrated that there is no resultant unacceptable risk to controlled 
waters. The development shall be carried out in accordance with the approval details.
Reason: To ensure that adequate protection of human health is maintained and the quality of 
groundwater is protected, in accordance with Policy DM 18 and DM 19 of the Local Plan 
Submission Version 2017, the Thames River Basin Management Plan, Planning Practice 
Guidance and the National Planning Policy Framework. 
 
23. The proposed use of this site has been identified as being particularly vulnerable if land 
contamination is present, despite no specific former potentially contaminating uses having been 
identified for this site. Should any discoloured or odorous soils be encountered during 
development works or should any hazardous materials or significant quantities of non-soil 
forming materials be found, then all development works should be stopped, the local planning 
authority contacted and a scheme to investigate the risks and/or the adoption of any required 
remedial measures be submitted to, agreed and approved in writing by the local planning 
authority prior to the recommencement of development works. In such instances, following the 
completion of development works and prior to the first occupation of the site, sufficient 
information must be submitted to demonstrate that any required remedial measures were 
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satisfactorily implemented or confirmation provided that no unexpected contamination was 
encountered. 
Reason: To ensure that the issue of contamination is adequately addressed and to ensure a 
satisfactory development. To ensure that adequate protection of human health is maintained
and the quality of groundwater is protected, in accordance with Policy DM 21 of the Local Plan 
Submission Version and with Policy RP4 of the Adopted Local Plan and Alterations 2006. 
 
SUSTAINABILITY/ENERGY 
24. Prior to the commencement of any above ground works for the development, a method 
statement that demonstrates the way in which the development will meet the minimum 
sustainability levels and standards as set out in the Energy Statement (Envision, November 
2020) and Sustainability Statement (Envision, November 2020) shall be submitted to and 
agreed in writing by the Local Planning Authority. The details shall include both passive and 
active sustainability measures to be incorporated into the built fabric of the development and 
those measures to be carried out during the construction phase of development. The 
development shall be carried out in accordance with the approved details. 
Reason: In the interest of delivering positive sustainability and environmental benefits. To 
support the move towards a low carbon economy, in accordance with the National Planning 
Policy Framework and Policies DM 20 of the Local Plan Submission Version and with Policy 
CP8 of the Adopted Local Plan and Alterations 2006. 
 
NOISE QUALITY 
25. The use hereby permitted must cease during any period that the rating level of noise (as 
defined by BS4142:2014) from any fixed mechanical plant on site exceeds the prevailing 
background noise level. The measurement position and assessment shall be made according to 
BS4142:2014.   
Reason: To protect nearby noise sensitive residential and commercial premises from significant 
loss of amenity due to noise, in accordance with Policy DM 9 of the Local Plan Submission 
Version and policy DBE9 of the Adopted Local Plan and Alterations 2006. 
 
LIGHTING   
26. Prior to the occupation of the development, a lighting strategy shall be submitted to and 
approved in writing by the Local Planning Authority. The strategy shall include details of lux levels, 
lighting design and when all non-essential external lighting for the development shall be non-
illuminated.  
Reason: To protect nearby light sensitive residential and commercial premises from significant 
loss of amenity due to excessive lighting. To protect the character and amenity of the area, in 
accordance with Policy DM 9 of the Local Plan Submission Version and policy DBE9 of the 
Adopted Local Plan and Alterations 2006. 
 
RIGHTS OF WAY 
27. Prior to any above ground works of the development hereby permitted, detailed plans 
showing the widths and routing, hard surfacing materials, any means of enclosure and access 
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points for all public footpath improvement works including the cycleway provision from the site to 
Footpath no. 62 Waltham Abbey (as shown on drawing no. 4356 A136 P1) and to the east of the 
site shall be submitted to and agreed in writing by the Local Planning Authority. The 
development shall be carried out in accordance with the approved details.  
Reason: In the interests of public access provision for the wider community. In the interests of 
reducing the need to travel by car and promoting sustainable development and transport.
 
RESTRICTIVE CONDITIONS 
28. Prior to the installation of any mezzanines within the development, details of the location, 
design, layout and timescales for installation shall be submitted to and approved in writing by the 
Local Planning Authority. The maximum permitted mezzanine floor space in the development 
shall not exceed 22,868 sq.m of B8 floor space.  
Reason: For the avoidance of doubt and in the interest of proper planning and to ensure 
compliance with Policy T 1 of the Local Plan Submission Version and with Policy ST6 of the 
Adopted Local Plan and Alterations 2006.  
 
29. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking and re-enacting that Order with or without 
modification), no fences, gates, walls or other means of enclosure shall be constructed without 
the prior written permission of the Local Planning Authority. 
Reason: To allow the Local Planning Authority to retain control of the development in the 
interests of maintaining the character and appearance of the area. In the interests of residential 
and visual amenity, in accordance with Policy DM 9 of the Local Plan Submission Version and 
policy DBE9 of the Adopted Local Plan and Alterations 2006. 
 
30. Notwithstanding the hereby approved plans any extract/air conditioning/refrigeration and /or 
ventilation system proposed for installation outside of the approved roof plant enclosures shall 
be submitted to and approved in writing by the Local Planning Authority prior to its installation 
within or on any individual Unit. The development shall be carried out in accordance with the 
approved details. 
Reason: To protect nearby noise sensitive residential and commercial premises from significant 
loss of amenity due to noise, in accordance with Policy DM 9 of the Local Plan Submission 
Version and policy DBE9 of the Adopted Local Plan and Alterations 2006. 
 
INFORMATIVES 
1. The Local Planning Authority has been positive and proactive in its consideration of this 
planning application suggesting improvements to the development during the course of the 
application.  The applicant submitted amended plans and additional and revised information 
resulting in a form of development that improves the economic, social and environmental 
conditions of the District. 

2. Any advertisements and / or signage shall be agreed separately under the Town and Country 
Planning (Control of Advertisements) Regulations 2007. 
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3. The applicant is advised that no waste materials generated as a result of the proposed 
demolition and/or construction operations shall be burnt on the site.  All such refuse shall be 
disposed of by suitable alternative methods. 
  
4. The attention of the applicant is drawn to the Control of Pollution Act 1974 relating to the 
control of noise on construction and demolition sites. 
  
5. Thames Water Advisory: No properties shall be occupied until confirmation has been 
provided that either:- all water network upgrades required to accommodate the additional flows 
to serve the development have been completed; or - a housing and infrastructure phasing plan 
has been agreed with Thames Water to allow additional properties to be occupied. Where a 
housing and infrastructure phasing plan is agreed no occupation shall take place other than in 
accordance with the agreed housing and infrastructure phasing plan. Reason - The 
development may lead to no / low water pressure and network reinforcement works are 
anticipated to be necessary to ensure that sufficient capacity is made available to accommodate 
additional demand anticipated from the new development. The developer can request 
information by visiting the Thames Water website at thameswater.co.uk/preplanning. 
 
6. Environmental Protection and Drainage Advisory: The applicant has provided a surface water 
drainage strategy and the general principles of the design are acceptable. The Environmental 
Protection and Drainage Team will require further information/clarification at the discharge of 
conditions stage on the following: 

- Evidence of the required water quality treatment for the southern part of the access road 
in line with Chapter 26 of the SuDS Manual.  

- Details of mitigation measures in place for the overall site in relation to fuel and oil 
spillage.  

- Evidence of a permit to discharge into the main river from the Environment Agency.
- Details of pump contingency. 
- Health and safety precautions to be included in relation to the open water features.
- Survey of the existing watercourse and its ability to take the additional surface water from 

the development.  
- Details of where any flooded volume for the 1 in 100 year plus 40% will be contained 

within the site as per the planning statement.  
- A detailed drainage plan must be supplied including details of any interceptors for fuel 

spillage, silt traps, catch pits, exceedance routing, in addition to details already covered in 
the Flood Risk Assessment.  

 
7. All work within of affecting the highway is to be laid out and constructed by prior arrangement 
with, and to the requirements and satisfaction of, the Highway Authority. The applicant is 
advised to contact the Development Management Team by email at 
development.management@essexhighways.org or by post to SM03  Essex Highways, 
Childerditch Highways Depot, Hall Drive, Brentwood, CM13 3HD.  
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8. The Public Right of Way network is protected by the Highways Act 1980. Any unauthorised 
interference with any route noted on the Definitive Map of PROW is considered to be a breach 

Abbey, shall be maintained free and unobstructed free and unobstructed at all times to ensure 
the continued safe passage of the public on the definitive right of way.  
 
8. This development involves work to the public highway (strategic road network and local road 
network)  that can only be undertaken within the scope of a legal Agreement or Agreements 
between the applicant and Highways England (as the strategic highway company appointed by 
the Secretary of State for Transport) and, as necessary and appropriate, the Local Highway 
Authority. Planning permission hereby approved does not convey or imply consent for the 
highways works subject to Conditions 12, 13 and 14. 
 
9. 
public highway, any necessary Agreements under the Highways Act 1980 are also obtained. 
Works to the highway will normally require an agreement or agreements, under Section 278 of 
the Highways Act, with Highways England and the Local Highway Authority. 
 
10. Any structures, signals and non-standard materials/lighting proposed within the existing extent 
of the public highway or areas to be offered to the Highway Authority for adoption as public 
highway, will require a contribution (commuted sum) to cover the cost of future maintenance for a 
minimum period of 15 years following construction.  
 
11. All work within or affecting the highway is to be laid out and constructed by prior arrangement 
with, and to the requirements and satisfaction of, the Highway Authority, details to be agreed 
before the commencement of works. The applicants should be advised to contact the 
Development Management Team by email at development.management@essexhighways.org or 
by post to: SMO3 - Essex Highways, Childerditch Highways Depot, Hall Drive, Brentwood. CM13 
3HD.  
 
12. 
improvement. This includes design check safety audits, site supervision, commuted sums for 
maintenance and any potential claims under Part 1 and Part 2 of the Land Compensation Act 
1973. To protect the Highway Authority against such compensation claims a cash deposit or bond 
may be required.  
 
13. The Public Right of Way network is protected by the Highways Act 1980. Any unauthorised 
interference with any route noted on the Definitive Map of PROW is considered to be a breach of 

62 Waltham 
Abbey, shall be maintained free and unobstructed at all times to ensure the continued safe 
passage of the public on the definitive right of way.  
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14. The grant of planning permission does not automatically allow development to commence. In 
the event of works affecting the highway, none shall be permitted to commence until such time as 
they have been fully agreed with this Authority. In the interests of highway user safety this may 
involve the applicant requesting a temporary closure of the definitive route using powers included 
in the aforementioned Act. All costs associated with this shall be borne by the applicant and any 
damage caused to the route shall be rectified by the applicant within the timescale of the closure.
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Traffic  
Dowding Way experiences heavy traffic at most hours of the day, with the traffic spreading 
onto Meridian Way and into Waltham Cross. 
The proposed Clean Air Tax on the A10 at Junction 25 of the M25 will likely cause vehicles to 
divert through Waltham Abbey to avoid the charge adding more congestion. 
The additional vehicle movements as part of this proposal would significantly increase 
congestion around the area as local back roads and roundabouts will clog up affecting 

es negatively. 
Incidents on the motorway have a huge knock on effect on all local roads. An incident on 
either side of the M25 makes it difficult to get in or out of Waltham Abbey which is used as 
a cut-through for motorway traffic in these instances. 
The M25 suffers from delays and accidents on a weekly basis between junctions 25, 26 and 
27; delays which are bad enough without adding extra vehicles travelling to and from this 
proposed site. 
It is believed that adding a set of traffic lights and merge schemes will only add to the 
congestion which is already at breaking point. 
 
 
Air Pollution 
The air quality in this area is already poor and can only deteriorate further if this 
development goes ahead. 
Extra commuter vehicles, an increase in HGVs and longer journey times for existing 
residents will all result in a further decline of air quality. 
Waltham Abbey Councillors recently declared a climate emergency however this proposal is 
contrary to this declaration. Climate change is more prevalent than ever. 
Passing this application will not help the district become carbon neutral in 10 .
 

respiratory system, increasing problems for those with Asthma, COPD who already struggle 
with breathing) increasing demand on the NHS. 
It will damage the woodland, heath, rivers, bogs, ponds and wildlife and put further 
pressure on the Forest. 
 
 
Wildlife 
This development will be responsible for the displacement of wildlife as the land hosts 
home to many wildlife which will lose their habitat and in some cases be herded into town 
where they get injured. Wildlife habitats, including those of endangered species, should be 
protected rather than put at further risk 
 
 
Greenbelt 
The site is on Greenbelt land and in an area of special interest (SAC). Green belt areas have 
historically been preserved. There are plenty of brownfield sites to be built on and re-
developed. If this is the start of building on valuable greenbelt it will be highly regrettable 
for the local community. 
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The loss of greenbelt would be among more and more green and brown belt land which is 
being taken up by development, effecting the mental health of those that live and walk 
along these fields. 
The loss of hedgerows which provide natural flood prevention will be destroyed, exposing 
flood risks. 
 
The green belt is seen as more important and beneficial for the residents of Waltham Abbey 

 
Next have failed to demonstrate justification for building on Green Belt and this is 
inconsistent with NPPF guidelines. 
 

vulnerable in the future. 
 
 
Noise Pollution 
More vehicles will affect not only air quality but cause an increased noise impact, disturbing 
all homes and gardens nearby. 

The extra noise from a second distribution centre along with the intense light pollution will 
blight the local area. 
 
 
Parking 
Concerns that 300 parking spaces for 600+ employees will result in employees parking on 
nearby residential roads causing problems such as parking availability and noise disturbance 
on the varied shifts. 
 
 
Design 
The de
forest dominated area. 
The warehouse appears over-bearing, out-of-scale and too high. It would be a blight on the 
rural landscape. 
The development should not be visible from the Abbey side of the motorway to spoil the 
view. 
 
Concerns around the public right of way as it runs adjacent to properties and the increased 
pedestrian traffic will affect privacy and threaten security. 
Suggestions that the proposed path should be re-routed away from the back of houses for a 
more direct route to the site. 
Cycle paths and footpaths would need to go way beyond the site boundaries if they are 
expected to be used and made safe to use. 
 
Ponds are welcomed features however questions over whether these should be placed in 
open public spaces, to give something back to the community. 
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Public transport 
Residents already suffer due to poor public transport as the current bus service is infrequent 
and unreliable. 
Attempts to get hold of cabs to/from Waltham Abbey during rush hour prove negative as 
drivers do not want to spend their duty time in traffic. 
The above matters will only deteriorate should more people travel in and out of the area for 
work at this distribution centre. 
There are doubts around the bus service financed by Next as it is not believed to last, and no 
other companies would fund it otherwise. 
 
 
Economy 
There is a belief that the proposed jobs will not go to local people but instead, will remain 
with current Next employees who will be relocated or to agency workers who will commute 

 
 
Due to the location of the development it is unlikely that Next employees will travel into 
Waltham Abbey town to shop. The staff canteen means workers won't need to leave the 
premises for refreshments. 
If anything, the economy of Waltham Abbey will deteriorate due to an increase in traffic 
preventing visitors to the town. 
 
 
HGVs 
This development will likely cause further increase in the numbers of HGVs parked along the 
Marriott hotel road, opposite Junction 26 cafe/expo and along Farthingale Road which is 
already an issue due to dangerous parking, littering and damage caused to grass verges and 
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Essex County Council - Highways 7 December 2020

PLEASE NOTE THAT FURTHER TO THE RECEIPT OF REVISED INFORMATION AND THE REMOVAL OF 
THE PHASE 2 DEVELOPMENT PROPOSAL, THIS RECOMMENDATION SUPERSEDES THE PREVIOUS 
DATED 22 NOVEMEBR 2019.  
 
The Highway Authority has undertaken extensive investigation and analysis of the submitted 
information. The removal of the Phase 2 development proposal essentially halves the traffic impact 
of the proposed development and consequently it will not result in a severe impact upon the 
highway network.  

applicant intends to fully implement the required Local Plan highway improvements, at Jct 26 M25, 
for this allocation, whilst providing an extensive package of sustainable measures which will improve 
connections to sustainable modes for the site and the locality.  
Consequently, given the package of appropriate mitigation (highway works and sustainable travel), 
the Highway Authority has concluded that the proposal will not be detrimental to highway safety, 
capacity or efficiency at this location or on the wider highway network. 

From a highway and transportation perspective the impact of the proposal is acceptable to the 
Highway Authority subject to the following measures:  
 
1. No development shall take place, including any ground works or demolition, until a Construction 
Management Plan has been submitted to and approved in writing by the local planning authority. 
The approved Plan shall be adhered to throughout the construction period. The Plan shall provide 
for the following:  
 
Safe access into the site  
The parking of vehicles of site operatives and visitors  
Loading and unloading of plant and materials  
Storage of plant and materials used in constructing the development  
Wheel and underbody washing facilities  
 
Reason: To ensure that on-street parking of these vehicles in the adjoining streets does not occur 
and to ensure that loose materials and spoil are not brought out onto the highway in the interests of 
highway safety.  
 
2. Prior to the first occupation of the development the highway improvement works as shown in 
principle on Vectos M25 Junction 26 Southern Roundabout Draft Improvements drawing number 
173131_A12 Rev B, shall be fully implemented, to include but not limited to the following:  
 
Formalisation of two lanes on the M25 westbound off-slip;  
Widening to the Dowding Way and Honey Lane (east) arms;  
Banning Right-Turn Movement into Forest Side (which will require its own Traffic Regulation Order). 
 
Reason: The improvements have been proposed to provide safe and efficient  
operation of the M25 Junction 26 and will deliver the Local Plan improvements for this junction and 
the surrounding highway network.  
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3. Prior to the first occupation of the development the access works, as shown in principle on Vectos 
drawing no. 173131_A17 Rev B, shall be fully implemented, with all detail being agreed with 
Highway Authority, the works shall include, but not be limited to:  
 
A new traffic signal-controlled junction on Dowding Way A121 (commuted sum for 15 years 
maintenance to be calculated at S278 stage);  
Cycleway provision from the site to Footpath no.62 Waltham Abbey and to the east of the site;  
Creation/implementation of any Traffic Regulation Orders etc. as necessary for the proposed 
signalised junction;  
 
Reason: In the interests of highway safety, efficiency and accessibility.  
 
4. Prior to the first occupation of the development the cycleway provision along the route of 
Footpath no.62 Waltham Abbey and up to Roundhills, as shown in principle on drawing no.4356 
A136 P1, shall be fully implemented, with all details being agreed with the Highway Authority. 
 
Reason: In the interests of reducing the need to travel by car and promoting sustainable 
development and transport. 

5. Prior to the first occupation of the development the vehicle/cycle parking and turning areas as 
indicated on the approved plans shall be provided, hard surfaced, sealed and marked out. The 
parking and turning areas shall be retained in perpetuity for their intended purpose.  
 
Reason: To ensure that appropriate parking and turning is provided.  
 
6. A Workplace Travel Plan is to be submitted to and approved by the Council (in consultation with 
Essex County Council) prior to occupation of the development which shall include the following 
details:  
 
travel plan co-ordinator;  
travel surveys;  
measures to be taken to encourage walking, cycling, use of public transport and reduce car travel by 
staff;  
monitoring and review in collaboration with ECC;  
programme for implementation.  
 
The approved travel plan shall be actively implemented for a minimum period of 5 years. It shall be 
accompanied by a monitoring fee of £5,000 (five thousand pounds plus the relevant sustainable 
travel indexation) to be paid before occupation to cover the 5-year period.  
 
Reason: In the interests of reducing the need to travel by car and promoting sustainable 
development and transport.  
 

tal funding limit of £800,000 (eight hundred thousand pounds).  
 
Reason: In the interests of reducing the need to travel by car and promoting sustainable 
development and transport.  
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8. Prior to the first occupation of the development a Routing Management Plan and a Car Park 
Management Plan shall be submitted to and approved by the Council. The approved details shall be 
adhered to throughout the life of the development.  
 
Reason:  appropriate 
roads.  
 

Development Management Policies, adopted as County Council Supplementary Guidance in 
February 2011, policies ST2, ST4 & ST6 of the Local Plan and policy T1 of the Local Plan Submission 
Version 2017.  
 
Informative  
 
i. The above measures should be secured by condition or planning obligations.  
 
ii. Any structures, signals and non-standard materials/lighting proposed within the existing extent of 
the public highway or areas to be offered to the Highway Authority for adoption as public highway, 
will require a contribution (commuted sum) to cover the cost of future maintenance for a minimum 
period of 15 years following construction.  
 
iii. All work within or affecting the highway is to be laid out and constructed by prior arrangement 
with, and to the requirements and satisfaction of, the Highway Authority, details to be agreed 
before the commencement of works. The applicants should be advised to contact the Development 
Management Team by email at development.management@essexhighways.org or by post to: 
SMO3 - Essex Highways, Childerditch Highways Depot, Hall Drive, Brentwood. CM13 3HD.  
 

improvement. This includes design check safety audits, site supervision, commuted sums for 
maintenance and any potential claims under Part 1 and Part 2 of the Land Compensation Act 1973. 
To protect the Highway Authority against such compensation claims a cash deposit or bond may be 
required.  
 
v. The Public Right of Way network is protected by the Highways Act 1980. Any unauthorised 
interference with any route noted on the Definitive Map of PROW is considered to be a breach of 

shall be maintained free and unobstructed at all times to ensure the continued safe passage of the 
public on the definitive right of way.  
 
The grant of planning permission does not automatically allow development to commence. In the 
event of works affecting the highway, none shall be permitted to commence until such time as they 
have been fully agreed with this Authority. In the interests of highway user safety this may involve 
the applicant requesting a temporary closure of the definitive route using powers included in the 
aforementioned Act. All costs associated with this shall be borne by the applicant and any damage 
caused to the route shall be rectified by the applicant within the timescale of the closure. 

Essex County Council  8 January 2020 

Essex County Council has reviewed the additional and updated information submitted in support of 
this application and has no further comments to make in relation to Early Years and Childcare (EYCC) 
requirements or economic growth and skills. We do have the following comments to make however.
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1. Highways and Transportation
Comments to be provided separately. 

2. Environment and Green Infrastructure 
It is positive that some of the issues and recommendations identified in ECC's initial response to this 
application have been considered, especially with regard to landscaping and the specification for the 
landscape design/plan, materials and species planted. Multi-functional green infrastructure (GI) has 
also been incorporated in the design. We have no further comments to make on the Landscape 
Specification Overview and the Landscape General Arrangement Plan. 

The Landscape specification Overview states that it needs to be read in conjunction with both the 
Landscape General Arrangement Plan (ref 11403_PO7j); and Design Code Document (ref 
11403_RO2d) however, the Design Code Document appears to not be available. We would still 
recommend that GI should be at the heart of decision-making at every stage in the planning and 
design process for the development from the outset. 

Stewardship 
Stewardship of the GI still needs to be addressed. It is unclear how the long-term management if GII 
will be implemented. This needs to be considered at an early stage in planning for development to 
ensure it is considered in the viability assessment of the site and on-going maintenance. Timely 
engagement with bodies responsible for various elements of GI can help to address some of the 
issues, and identify the opportunities to incorporate wider GI networks on the site. 

Key questions to consider include: 
Does the development have a long-term management and maintenance arrangement that states the 
function and benefits of all GI components and their maintenance regimes? 
Have mechanisms to fund the management and maintenance regime been identified and agreed?
Have key stakeholders been engaged at the pre-planning stage in the design protection and 
enhancement of GI and the landscape? 

Construction Environment Management Plan (CEMP) 
A CEMP will be produced (as referred to within the Environment Statement) to mitigate the impacts 
on the retained GI such as trees. This will need to clearly set out the protection measures and plan 
for GI, and should incorporate the recommendations within the Arboriculture Impact Assessment. 

Key questions to consider include: 
How will the existing GI that is to be preserved and enhanced be protected during construction?
Will the development be planting GI from the beginning of construction rather than at the end? As 
per our previous comments, this can ensure essential GI can become established, mature and 
resilient before the full development is completed, creating an attractive landscape framework and 
can act as a buffer as the site develops. 
How will the CEMP be monitored? 

GI Standards and Accreditation 
As per our previous comments, applying the Building with Nature standards should be considered 
alongside the ambition for BREEAM 'Excellent' standards for buildings. Accreditation could be 
achieved to create an exemplary employment development, highlighting what good looks like at 
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each stage of the GI lifecycle, and strengthening the development by creating a place that really 
delivers for people and wildlife. 

3. Flood Risk and Development 
Additional comments have already been provided separately in relation to flood risk and drainage on 
this site. 

4. Conclusion 
These comments should be considered in conjunction with previous comments submitted by ECC. In 
determining this application careful consideration should be given to the highways and transport 
requirements, need for childcare provision as a result of the development, an Employment Skill Plan 
(ESP) approach with ECC to explore the wider potential social and economic benefits of this 
proposal, suitable connectivity, appropriate multi-functional GI provision, and implementation of 
suitable flood risk measures. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Essex County Council  22 November 2019 
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ECC has reviewed the proposal and accompanying documents and has a number of comments and 
recommendations to make in relation to the proposed development at this site. 

1. Planning (Major Development and New Communities) 
The application site is one of the largest new employment land allocations identified in Epping Forest 
District Council's (EFDC) draft Local Plan with up to 10ha anticipated to be delivered during the plan 
period (Policy P3). Although this draft Local Plan has advanced through the plan-making process, it is 
still being examined by a Planning Inspector.  

The application site therefore remains designated as Metropolitan Green Belt. These are all relevant 
material considerations identified in the applicant's Planning Statement for consideration. It will be 
up to EFDC as the Local Planning Authority to satisfy itself that 'very special circumstances' exist to 
justify approval of this application prior to adoption of the EFDC's Local Plan. The application site is 
located between a strategic road (M25) to the north and a major road (A121) to the south, with the 
existing Meridian Business Park and Sainsbury's Distribution Centre further to the west. Given its 
potentially prominent location as a result of the proposed scheme, it is positive that the application 
site has been through three Quality Review Panels. ECC is supportive of this approach, as good 
design is integral to good place making - regardless of whether the proposed scheme is for 
prominently residential or employment uses. ECC is also encouraged by the applicant's aspirations 
for building to a BREEAM 'Excellent' rating, as outlined in the Sustainability Statement, and their 
ambition to achieve 'Outstanding'. 

2. Highways and Transportation 
The Highway Authority has undertaken extensive investigation and analysis of the submitted 
information, together with a large quantity of additional information supplied during the previous 
application. This work has concluded that the proposal is not contrary to current National and Local 
policy and safety criteria and has been found acceptable to the satisfaction of the Highway Authority 
in terms of its impact upon the local highway network. 

This site is identified in Epping Forest DC's Local Plan Submission and it should be noted that the 
applicant intends to fully implement the required Local Plan highways improvements, at Jct 26 M25, 
for this allocation, whilst providing an extensive package of sustainable measures which will improve 
connections to sustainable modes for the site and locality. 

Consequently, given the package of appropriate mitigation (highway works and sustainable travel), 
the Highway Authority has concluded that the proposal will not be detrimental to highway safety, 
capacity or efficiency at this location or on the wider highway network. 

From a highway and transportation perspective the impact of the proposal is acceptable to the 
Highway Authority subject to the following measures: 

1. No development shall take place including any ground works or demolition, until a Construction 
Management Plan has been submitted to and approved in writing by the local planning authority, 
The approved Plan shall be adhered to throughout the construction period. The Plan shall provide 
for the following: 

 Safe access into the site 
 The parking of vehicles of site operatives and visitors 
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 Loading and unloading of plant and materials used in constructing the development 
 Wheel and underbody washing facilities. 

Reason: To ensure that on-street parking of these vehicles in the adjoining streets does not occur 
and to ensure that loose materials and spoil are not brought out onto the highway in the interests of 
highway safety. 

2. Prior to the first occupation of the development the highway improvement works as shown in 
principle on Vectos M25 Junction 26 Southern Roundabout Draft Improvements drawing number 
173131_A12, shall be fully implemented. 
Reason: The improvements have been proposed to provide safe and efficient operation of the M25 
Junction 26 and will deliver the Local Plan improvements for this junction. 

3. Prior to the first occupation of the development the access works as shown in principle on Vectos
number 173131_A17 Rev B, shall be fully implemented, with all detail being agreed with Highway 
Authority, the works shall include, but not limited to: 
A new traffic signal-controlled junction on Dowding Way A121; 
Cycleway provision from the site to Footpath no. 62 Waltham Abbey and to the east of the site; 
Creation/implementation of Traffic Regulation Orders etc. as necessary for the proposed signalised 
junction. 
Reason: In the interests of highway safety, efficiency and accessibility. 

4. Prior to the first occupation of the development the cycleway provision along the route of 
Footpath no. 62 Waltham Abbey and up to Roundhills, as shown in principle on drawing no. 4356 
A136 P1, shall be fully implemented, with all details being agreed with the Highway Authority.
Reason: In the interests of reducing the need to travel by car and promoting sustainable 
development and transport. 

5. Prior to the first occupation of the development the vehicle/cycle parking and turning areas as 
indicated on the approved plans shall be provided, hard surfaced, sealed and marked out. The 
parking and turning areas shall be retained in perpetuity for their indicated purpose. 
Reason: To ensure that appropriate parking and turning is provided. 

6. A Workplace Travel Plan is to be submitted to and approved by the Council (in consultation with 
Essex County Council) prior to occupation of the development which shall include the following 
details: 
Travel plan co-ordinator; 
Travel surveys; 
Measures to be taken to encourage walking, cycling, use of public transport and reduce car travel by 
staff; 
Monitoring and review in collaboration with ECC; 
Programme for implementation. 
The approved travel plan shall be actively implemented for a minimum period of 5 years. It shall be 
accompanied by a monitoring fee of £5,000 (five thousand pounds plus the relevant sustainable 
travel indexation) to be paid before occupation to cover the 5-year period. 
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Reason: In the interests of reducing the need to travel by car and promoting sustainable 
development and transport. 

7. The provision of a Demand Responsive Transport bus service operated by Arriva under the "Arriva 
Click" banner with a total funding limit of £650,000 (six hundred and fifty thousand pounds). 
Reason: In the interests of reducing the need to travel by car and promoting sustainable 
development and transport. 

8. A contribution of £150,000 (one hundred and fifty thousand pounds) towards sustainable 
transport initiatives to be agreed with County Council. 
Reason: In the interests of reducing the need to travel by car and promoting sustainable 
development and transport. 

9. Prior to the first occupation of the development a Routing Management Plan shall be submitted 
to and approved by the Council (in consultation with the Highway Authority). 
Reason: In the interests of highway safety and efficiency by the routing of HGV's onto appropriate 
roads. 

The above measures are to ensure that this proposal is not contrary to the Highway Authority's 
Development Management Policies, adopted as County Council Supplementary Guidance in 
February 2011, policies ST2, ST4 & ST6 of the Local Plan and policy T1 of the Local Plan Submission 
Version 2017. 

3. Early Years and Childcare (EYCC) 
This planning application would provide a new building for warehouse use and for up to 22,733sqm 
of employment floor space. The applicant has indicated this proposal would require 1,066 full time 
employees. With reference to 'Employment Densities' published by the Homes and Communities 
Agency is 2010 ECC has calculated that the proposed development would generate 42.64 EYCC 
pupils. 

Any developer contribution figures referred to in this response are calculations only, and final 
payments will be based on the actual unit mix and the inclusion of indexation. 

The proposed development is located within the Waltham Abbey South ward of the Epping Forest 
District. According to ECC's childcare sufficiency data, publish in Summer 2019, there are 5 full time 
day care providers in this ward providing a mixture of sessional and full day care. There are no 
recorded vacancies listed for this ward. For ECC to meet its statutory duties to provide childcare that 
will enable families to be able to work or study it must both facilitate sufficient places to meet free 
childcare entitlement demand and also ensure a diverse range of provision so that different needs 
can be met.  

A contribution will therefore be required and an additional 42.64 places would be provided at an 
estimated cost of £742,874.10 at April 2019 prices. This equates to £17,422 per place and so, based 
on demand generated by this proposal set out above, a developer contribution of £742,874.10, 
index linked to April 2019, is sought to mitigate its impact on local EYCC provision. 
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In view of the above, if planning permission for this development is granted it should be subject to a 
S106 agreement to mitigate its impact on childcare provision. ECC's standard formula S106 
agreement clauses that ensure the contribution would be fairly and reasonably related in scale and 
kind to the development are available from Essex Legal Services. 

If EFDC were minded to turn down this application, ECC would be grateful if the lack of surplus 
childcare provision in the area to accommodate the proposed new development can be noted as an 
additional reason for refusal, and that ECC are automatically consulted on any appeal or further 
application relating to the site. 

4. Education (Primary and Secondary) 
This proposed development will not attract an education contribution in relation to primary or 
secondary education needs. 

5. Economic Growth and Skills 
A key employment sector for Epping Forest District is Construction, with over 1,500 construction 
enterprises in 2018 (Enterprises by industry sector) and a construction workforce of 6,000. Circa 11% 
of residents do not have a level 1 qualification and circa 22% do not have a level 2 qualifications.

ECC welcomes measures in place to minimise disruption and manage the effect of the development 
on existing residents, businesses and the local economy. We welcome the development of a 
Construction Environmental Management Plan, Construction Traffic Management Plan and the site 
being a registered Considerate Constructor. We support the use of the Construction Industry 
Training Board (CITB) labour forecast tool to predict employment number however, we feel that the 
measures in place do not go far enough, to ensure local residents benefit from the opportunities 
arising from the construction phase. Appropriate social value and economic development realisation 
is not suitably addressed. 

The CITB has developed a National Skills Academy model which creates an environment to support 
supply chains to grow their business by supporting employment, skills and Apprenticeships. The 
approach includes employer-led benchmarks for employment, skills and Apprenticeship delivery 
against procurement lot sizes of £1 million upwards, making engagement in this agenda directly 
accessible to small and medium enterprises (SMEs), as well as larger contractors and their supply 
chain effects and spending by construction workers in the Local Area, the proposals do not go far 
enough to support the economic growth of the local supply chain. Commitments to local labour 
targets, supporting SME apprenticeship growth, Apprenticeship Levy utilisation are some additional 
mechanisms that could be adopted to mitigate the impact of the development economically. 

The Government is committed to driving Apprenticeship opportunities and placing employers in a 
focal role in developing the standards for workplace training and we would welcome the adoption 
and partnership of a construction phase Employment and Skills Plan. This would locally support an 
investment in skills. It will also help address the national shortage of construction workers, which is 
prevalent in Essex, given the breadth of current and future anticipated local growth. With Epping's 
proximity to London, these shortages are exacerbated. Adopting an Employment and Skills Plan 
(ESP) approach with ECC, will help develop a positive local community towards construction, and 
give back to the wider community as social value. This would include Apprenticeship opportunities 
arising from the development, school and college outreach and work placements. 

Page 127



Appendix 3

10 
 

ECC welcomes the indicative information on the likely number of jobs that will be generated by 
Phase 1 of the development and using the Homes and Communities Agency (HCA) Employment 
Density Guide for forecasting employment opportunities in phase 2. These phases present 
opportunities for local employment opportunities and in particular an opportunity to aid social 
mobility, giving and supporting opportunities for those furthers away from the job market or those 
hardest to reach. 

ECC would welcome further investment and commitment to enabling pre and supported 
employment opportunities through an ESP. Such investment, based on the HCA Density Guide for 
forecasting employment, would enable the commissioning of skills interventions and training, For 
example, this could support a Sector Based Work Academy or Specialist Employability Support for 
learners with Special Educational Needs or Disabilities. 

ECC is looking to strengthen its commitment to increased employability and skill and is currently 
proposing, through its consultation on its refreshed Essex Developer's Guide to Contributions, for 
the construction phase a model pursuant to the National Skills Academy. The refreshed guide also 
includes the adoption of end-use ESPs and monetary contributions towards skills. 

We therefore would welcome this development to have increased regard to economic, social and 
environmental well being and welcome further dialogue on the points raised above. 

6. Broadband and Connectivity 
In line with objectives stated in the Government's Future Telecoms infrastructure Review 2018, all 
new developments should include provision of future proofed internet access, ideally Fibre to the 
Premises. Where this is possible, provision of fully operational 5G mobile connectivity may also be 
accepted as appropriate broadband coverage, if arrangements are made for all premises in the 
development to access this at affordable prices, comparable to a fixed-line fibre broadband service, 
and this access is fully available at the time of completion of the build. 

Plans for such an approach should be submitted for review by the Local Planning Authority. 
Applicants are expected to proactively contact a telecommunications network operator of their 
choice to plan for internet connectivity installation as part of the build process. Applicants are 
expected to provide details of their plans to install internet connectivity as part of their planning 
applications. 

The applicant should be aware that in Essex, alternative network operator Gigaclear Plc has a 
significant full-fibre network deployment in Epping Forest District. Gigaclear is likely to be keen to 
extend its own FTTP network to new business parks. Other operators may be available however.

7. Environment and Green Infrastructure 
The Design and Access Statement (DAS) mentions that the development aspires to be exemplar and 
achieve BREEAM 'Excellent' and focus on the low energy sustainability design through solar panels 
and EV. However it does not mention the importance of Green Infrastructure (GI) and landscaping, 
even though it refers to the influence of local landscape character on the final design. 
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GI is more than just a green space, it is a terms used to describe the network of natural and semi-
natural, such as Epping Forest SAC, and engineered spaces and corridors that act as living 
infrastructure within and between our villages, towns and cities. GI should be at the heart of 
decision making from the outset in the planning and design process for the development, and should 
be referred to throughout the DAS with clear commitments, which can be followed through to 
reserved matters stage. 

Defra's 25 Year Environment Plan asks for 'new, strong standards for green infrastructure'; and the 
new National Planning Policy Guidance keeps green infrastructure front and centre in its approach to 
delivering net gains for the environment. The emerging Environment Bill will put the actions within 
the 25 Year Environment Plan into law. 

A new standard has been developed by Building with Nature to overcome the perceived and actual 
complexity of delivering high quality GI and has won a RTPI Award for Research Excellence. Drawing 
from evidence and good practice on all aspects of GI - wellbeing, water and wildlife - the standard 
defines high quality GI at each stage of the development process from planning and design, through 
to long-term management and maintenance. There are nationwide examples of where these 
standards have been successfully implemented. This approach has been endorsed by Natural 
England, who is reviewing the current national green infrastructure standards. Building the Nature 
provides a framework of quality standards, an assessment and accreditation service, and national 
awards. By providing an accreditation at the plan/design stage, Building with nature also starts to 
raise confidence in the planning and development sector that can achieve a collective understanding 
of why GI matters, and how to deliver it more consistently to accelerate the delivery of new homes 
and new places. 

Other documents to be taken into consideration are the emerging Green Essex Strategy, Essex SUDs 
Design Guide and Essex Design Guide. 

It is positive that the proposal will aim to increase biodiversity through net gain as mentioned in the 
supporting documents. However consideration should be given to the wider implementation of an 
environmental net gain principle within the design of all green and blue infrastructures, utilising 
locally native species or those with a proven value to wildlife, wherever possible.  

This proposal, whilst in proximity to Epping Forest SAC, represents a particular opportunity to create 
an exemplar employment development in this location to create an environment that really delivers 
for people and wildlife. It is therefore recommended that this proposal seeks to apply the Building 
with Nature standards and achieves accreditation. 

Key questions to consider include: 
Does the proposal explicitly recognise the value of GI in terms of economic, environment and social 
benefits? 
Have viability assessments considered all the multi-functional characteristics and benefits of GI?
Is GI an integral design component considered at the pre-planning stage? 
Is GI designed to deliver a wider landscape GI network? 
Does the development use GI to retain and expand habitat networks including nature recovery 
networks? 
Planting and Green Spaces 
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The DAS mentions additional planting will be provided as part of the development and mentions 
some of the species, but it needs to provide more details of the: 

 Tree planting 
 Design of the public open space 
 Type of species to be used 
 Long-term stewardship 

It is important that green spaces are not single purpose use, but are multifunctional to deliver 
multiple benefits i.e. recreation, flood management, environment net-gains etc. (see Scottish 
National Heritage information) and create synergies, while reducing conflicts and trade-offs and 
ensuring that this space fit in its natural settings and landscape character as far as possible. 

Key questions to consider include: 
Has the proposal adequately used GI to provide local recreational activities, walking and cycling 
opportunities? 
Has new and existing GI been incorporated to enhance opportunities for active and healthy travel?
Does the development setting and site appraise for multiple green infrastructure functions and 
benefits? 

Stewardship 
The long-term management of GI needs to be considered at an early stage in planning for 
development to ensure it is considered in the viability assessment of the shite and on-going 
maintenance. Stewardship should be referred to in the supporting documents for this development. 
Timely engagement with bodies responsible for various elements of GI can help to address some of 
the issues and identify the opportunities to incorporate wider GI networks on the site. 

Key questions to consider include: 
Does the development have long-term management and maintenance arrangements that states the 
function and benefits of all GI components and their maintenance regimes? 
Have mechanisms to fund the management and maintenance regime been identified and agreed?
Key stakeholders have been engaged at the preplanning stage of the development in the design, 
protection and enhancement of green infrastructure and the landscape? 

Construction: 
It is positive that existing GI such as existing trees, hedgerows and links to the PRoW (walking and 
cycle network) on site is considered and incorporated into the masterplanning, which is crucial and 
can avoid costs of retrofitting at a later stage. It is also important to understand what types of GI are 
specifically required for the community and its context helps to avoid either over- or under-provision 
of GI. The implementation of new GI at the beginning of the development construction, rather than 
at the end allows time for the Gi to establish, mature and become resilient before the full 
development is completed. It can also have the added benefit of creating an attractive landscape 
framework and can act as a buffer as the site develops therefore reducing the aesthetic impact from 
the construction work. Given that the majority of existing Gi is around the boundary of the site, the 
proposal will retain and protect some existing trees, hedgerow and shrubs. The recommendations 
within the Environmental Statement mentions a Construction Environment Management Plan to 
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mitigate the impacts. It would be helpful to understand how existing Gi will be protected during 
construction. 

Key questions to consider include: 
How will the existing GI that is to be preserved and enhanced be protected during construction?
Will new GI be planted at the beginning of construction rather than at the end? 

8. Flood Risk and Development 
As the Lead Local Floor Authority (LLFA) ECC provides advice on SuDS schemes for major 
developments. We have been statutory consultee on surface water since the 15th April 2015. In 
providing advice ECC looks to ensure sustainable drainage proposals comply with the required 
standards as set out in the following documents: 

 Non-statutory technical standards for sustainable drainage systems 

 ECC's adopted Sustainable Drainage Systems Design Guide 

 The CIRIA SuDS Manual (C753) 

 BS8582 Code of practice for surface water management for development sites 

Lead Local Flood Authority Position 
Having reviewed the Flood Risk Assessment and the associated documents which accompanied the 
planning application, we do not object to the granting of planning permission based on the 
following: 

Conditions - phase 1 (full application) 
Condition 1: 
No works except demolition shall take place until a detailed surface water drainage scheme for the 
site, based on sustainable drainage principles and an assessment of the hydrological and hydro 
geological context of the development, has been submitted to and approved in writing by the local 
planning authority. The scheme should include but not be limited to: 

 Limiting discharge rates to 30.22 I/s for phase 1 and 2 for all storm events up to and 
including the 1 in 100 year rate plus 40% allowance for climate change. 

 Demonstrate that all storage features can half empty within 24 hours for the 1:100 plus 40% 
climate change critical storm event. 

 Final modelling and calculations for all areas of the drainage system. 
 The appropriate level of treatment for all runoff leaving the site, in line with the Simple 

Index Approach in chapter 26 of the CIRIA SuDS Manual C753. 
 Detailed engineering drawings of each component of the drainage scheme. 
 A final drainage plan which details exceedance and conveyance routes, FFL and ground 

levels, and location and sizing of any drainage features. 
 A written report summarising the final strategy and highlighting any minor changes to the 

approved strategy. 

Reason 
To prevent flooding by ensuring the satisfactory storage of/disposal of surface water from the site.
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To ensure the effective operation of SuDS features over the lifetime of the development.
To provide mitigation of any environmental harm which may be caused to the local water 
environment. 

Failure to provide the above required information before commencement of works may result in a 
system being installed that is not sufficient to deal with surface water occurring during rainfall 
events and may lead to increased flood risk and pollution hazard from the site. 

Condition 2: 
No works shall take place until a scheme to minimise the risk of offsite flooding caused by surface 
water run-off and groundwater during construction works and prevent pollution has been submitted 
to, and approved in writing by the local planning authority. The scheme shall subsequently be 
implemented as approved. 
Reason 
The National Planning Policy Framework paragraph 163 and paragraph 170 state that local planning 
authorities should ensure development does not increase flood risk elsewhere and does not 
contribute to water pollution. 
Construction may lead to excess water being discharged from the site. If dewatering takes place to 
allow for construction to take place below groundwater level, this will cause additional water to be 
discharged. Furthermore the removal of topsoils during construction may limit the ability of the site 
to intercept rainfall and may lead to increased runoff rates. To mitigate increased floor risk to the 
surrounding area during construction there needs to be satisfactory storage of surface water and 
groundwater, which needs to be agreed before commencement of the development. 
Construction may also lead to polluted water being allowed to leave the site. Methods for 
preventing or mitigating this should be proposed. 

Condition 3: 
Prior to occupation a maintenance plan detailing the maintenance arrangements including who is 
responsible for different elements of the surface water drainage system and the maintenance 
activities/frequencies, has been submitted to and agreed, in writing, the Local Planning Authority. 
Should any part be maintainable by a maintenance company, details of long term funding 
arrangements should be provided. 
Reason 
To ensure appropriate maintenance arrangements are put in place to enable the surface water 
drainage system to function as intended to ensure mitigation against flood risk. 
Failure to provide the above required information before commencement of works may result in the 
installation of a system that is not properly maintained and may increase flood risk or pollution 
hazard from the site. 

Condition 4: 
The applicant or any successor in title must maintain yearly logs of maintenance which should be 
carried out in accordance with any approved Maintenance Plan. These must be available for 
inspection upon a request by the Local Planning Authority. 
Reason 
To ensure the SuDS are maintained for the lifetime of the development as outlined in any approved 
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Maintenance Plan so that they continue to function as intended to ensure mitigation against flood 
risk. 

Conditions - phase 2 (outline application) 
Condition 1: 
No works except demolition shall take place until a detailed surface water drainage scheme for the 
site, based on sustainable drainage principles and an assessment of the hydrological and hydro 
geological context of the development, has been submitted  to and approved in writing by the local 
planning authority. The scheme should include but not be limited to: 

 Limiting discharge rates to 30.22 I/s for phase 1 and 2 for all storm events up to and 
including the 1 in 100 year rate plus 40% allowance for climate change. 

 Provide sufficient storage to ensure no off site flooding as a result of the development 
during all storm events up to and including the 1 in 100 year plus 40% climate change event. 

 Demonstrate that all storage features can half empty within 24 hours for the 1:100 plus 40% 
climate change critical storm event. 

 Final modelling and calculations for all areas of the drainage system. 
 The appropriate level of treatment for all runoff leaving the site, in line with the Simple 

Index Approach in chapter 26 of the CIRIA SuDS Manual C753. 
 Detailed engineering drawings of each component of the drainage scheme. 
 A final drainage plan which details exceedance and conveyance routes, FFL and ground 

levels, and location and sizing of any drainage features. 
 A written report summarising the final strategy and highlighting any minor changes to the 

approved strategy. 

The scheme shall subsequently be implemented prior to occupation. It should be those that all 
cutline applications are subject to the most up to date design criteria held by the LLFA. 
Reason 
To prevent flooding by ensuring the satisfactory storage of/disposal of surface water from the site.
To ensure the effective operation of SuDS features over the lifetime of the development. 
To provide mitigation of any environmental harm which may be caused to the local water 
environment. 
Failure to provide the above required information before commencement of works may result in a 
system being installed that is not sufficient to deal with surface water occurring during rainfall 
events and may lead to increased flood risk and pollution hazards. 

Condition 2: 
No works shall take place until a scheme to minimise the risk of offsite flooding caused by surface 
water run-off and groundwater during construction works and prevent pollution has been submitted 
to, and approved in writing by the local planning authority. The scheme shall be implemented as 
approved. 
Reason 
The National Planning Policy Framework paragraph 163 and paragraph 170 state that local planning 
authorities should ensure development does not increase flood risk elsewhere and does not
contribute to water pollution. 
Construction may lead to excess water being discharged from the site. If dewatering takes place to 
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allow for construction to take place below groundwater level, this will cause additional water to be 
discharged. Furthermore the removal of topsoils during construction may limit the ability of the site 
to intercept rainfall and may lead to increased runoff rates. To mitigate increased floor risk to the 
surrounding area during construction there needs to be satisfactory storage of surface water and 
groundwater which needs to be agreed before commencement of the development. 
Construction may also lead to polluted water being allowed to leave the site. Methods for 
preventing or mitigating this should be proposed. 

Condition 3: 
Prior to occupation a maintenance plan detailing the maintenance arrangements including who is 
responsible for different elements of the surface water drainage system and the maintenance 
activities/frequencies, has been submitted to and agreed, in writing, the Local Planning Authority. 
Should any part be maintainable by a maintenance company, details of long term funding 
arrangements should be provided. 
Reason 
To ensure appropriate maintenance arrangements are put in place to enable the surface water 
drainage system to function as intended to ensure mitigation against flood risk.  
Failure to provide the above required information before commencement of works may result in the 
installation of a system that is not properly maintained and may increase flood risk or pollution 
hazard from the site. 

Condition 4: 
The applicant or any successor in title must maintain yearly logs of maintenance which should be 
carried out in accordance with any approved Maintenance Plan. These must be available for 
inspection upon a request by the Local Planning Authority. 
Reason 
To ensure the SuDS are maintained for the lifetime of the development as outlined in any approved 
Maintenance Plan so that they continue to function as intended to ensure mitigation against flood 
risk. 

ECC also have the following advisory comments: 
Please note that water quality for areas with a high number of lorries is likely to fall under high risk 
classification rather than medium risk. 

Any questions raised within this response should be directed to the applicant and the response 
should be provided to the LLFA for further consideration. If you are minded to approve the 
application contrary to this advice, we request that you contact us to allow further discussion and/or 
representations from us. 

Summary of Flood Risk Responsibilities for your Council 
We have not considered the following issues as part of this planning application as they are not 
within our direct remit; nevertheless these are all very important considerations for managing flood 
risk for this development, and determining the safety and acceptability of the proposal. Prior to 
deciding this application you should give due consideration to the issue(s) below. It may be that you 
need to consult relevant experts outside your planning team. 

 Sequential Test in relation to fluvial flood risk; 
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 Safety of people (including the provision and adequacy of an emergency plan, temporary 
refuge and rescue or evacuation arrangements); 

 Safety of the building; 
 Flood recovery measures (including flood proofing and other building level resistance and 

resilience measures); 
 Sustainability of the development. 

In all circumstances where warning and emergency response is fundamental to managing flood risk, 
we advise local planning authorities to formally consider the emergency planning and rescue 
implications of new development in making their decisions. 

9. Minerals and Waste Planning 
The application site is not located within a Minerals Safeguarding Area, or near any mineral or waste 
sites. ECC therefore has no comments to make in this regard. 

10. Conclusion 
This site is allocated for employment use in EFDC's draft Local Plan which is being examined. In 
determining this application careful consideration should be given to the highways and transport 
requirements, need for childcare provision as a result of the development, an Employment and Skills 
Plan (ESP) approach with ECC to explore the wider potential social and economic benefits of this 
proposal, suitable connectivity, appropriate multi-functional GI provision, and implementation of 
suitable flood risk measures. 
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Health and Safety Executive 17 September 2020

HSE was recently contacted regarding planning application EPF/2503/19, a hybrid application 
comprising: Phase 1 - full planning application for the erection of 1no. building for use as a 
warehouse (Use Class B8) etc. and Phase 2 - outline planning application for up to 22,733 square 
metres (GIA) of employment floorspace (Classes B1(c), B2 and B8 with all matters reserved. 
 
HSE is a statutory consultee for certain developments within the consultation distance of major 
hazard sites and major accident hazard pipelines, and has provided planning authorities with access 
to the HSE Planning Advice Web App - https://pa.hsl.gov.uk/ - for them to use to consult HSE and 
obtain our advice. However, I can find no record of HSE having been consulted on planning 
application EPF/2503/19, although the application site lies within the HSE consultation distance of a 
major accident hazard pipeline  the Epping Green to Enfield Energy Centre high pressure gas 
pipeline. 
 
I should be grateful if you would ensure that the HSE Planning Advice Web App is used to consult 
HSE for advice on all future proposals for developments within the consultation distance of a major 
hazard site or major accident hazard pipeline. 
 
Should you or your colleagues need any additional help in using HSE Planning Advice Web App to 
obtain HSE's advice on a proposed development, a central support service is available at 
lupenquiries@hsl.gov.uk or by telephone on 02030 0283708. 
 

Highways England  21 November 2019 

Highways England will be concerned with proposals that have the potential to impact on the safe 
and efficient operation of the SRN, in this case M25 Junction 26. We have examined the 
documentation in support of the planning application. 

In our review of the supporting Transport Assessment we have some specific queries regarding the 
information that has been provided: 

1. Throughout the report, the applicant refers to a financial incentive for staff to travel sustainably to 
the site (daily £2 voucher). Please could it be confirmed that this is in perpetuity?  If not, and bearing 
in mind that this appears to be standard practice at other Next sites, what impact does it have on 
the use of sustainable travel methods when the incentive stops. 

2. Point 4.24 states that the development proposals, via a S106, will fund a Demand Responsive 
Transport bus service. There are three routing options proposed, how and when will it be decided 
which route is preferable?  Route choice will have an impact on take up. 

3. Point 4.32 states that the minibus service for the photo studio will be reviewed as part of the 
ongoing travel planning process. Does this mean that there is a possibility this minibus will not be 
provided in the future? Furthermore, in Technical Note 7 (August 2019) you state that all 73 
remaining visitors to the photo studio would arrive by rail and utilise the proposed minibus service. 
How are you going to guarantee this? 

4. The applicant is proposing to provide a car share system - Liftshare. In our previous experience, 
Liftshare is not a popular system. Please could the applicant provide evidence of the successful car 
sharing schemes referenced in the Transport Assessment that Next operate currently, and the 
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number of staff that are signed up and regularly use Liftshare or whether more informal car share 
arrangements exist.  

5. We note that the proposed number of car parking spaces is considerably higher than the 
proposed number of spaces in the previous application (EPF/1413/18). In the previous application, 
152 parking spaces were proposed in total, in this application 367 car parking spaces are proposed. 
We do understand the need to make some allowance for shift changeover. However, why has this 
only been included in this application? Further details and evidence are required to support this 
increase in car parking Please could the applicant confirm how many staff will work at this site?

6. Point 4.39 states that there will be 80 van parking spaces. Do these stay on site or do the 
operatives take these home? 

7. Over the past year, we have been consulted on an increasing number of planning applications for 
B8 use and therefore we have been analysing the trip rates in TRICS and have received first principle 
data on a number of existing B8 sites. B8 use sites can be used as parcel distribution centre, which 
generally generate high numbers of trips. We feel that some of the trip rates you have used for the 
B8 use are a little low, example trip rates that we would accept are shown below. Please could the 
applicant undertake a sensitivity test, using these rates: [table attached to email]. 

accommodate the development in future year traffic scenarios have been discussed during the pre-
application consultation period 
record of any discussions around this mitigation since our response to the previous application 
earlier this year? 

9. Highways England gave a formal response to the previous application (EPF/1413/18) without 
subjecting the mitigation proposals to a Stage 1 Road Safety Audit (RSA) on the understanding it 
would go through a safety assessment with Essex County Council when the work was bought 
forward. We have been criticised on this point through multiple FOIs since our formal response in 
February 2019. Therefore, we feel it would be only right that through this application, the proposed 
mitigation at M25 Junction 26 is subject to an RSA. Therefore, we will not be in a position to provide 
our final formal response until this has been carried out unless we can agree some appropriate 
wording for a condition. 

10. In the previous application, the mitigation at Junction 26 was combined with mitigation on Essex 
 has similar mitigation on Honey Lane been agreed for this application? 

We feel that it would be sensible for all the work around the junction to be done at the same time.  
We have had no contact with Essex Highways with regards to this revised application. 

11. Highways England feel that insufficient detail has been provided in relation to the modelling 
results. Please could details of the queues on all arms of the roundabout be provided for all 
scenarios  including future years. 

12. Finally, within the appendices, there are some numbers that need clarifying for Highways 
England. In Technical Note 3 from December 2018, it was stated that there would be 19 additional 
trips in the AM on the M25 WB off-slip. In this application, there are 39? However, the applicant is 
stating that there is only a net increase of 12 trips overall in comparison to the previous application 
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(Table 2 of Technical Note 7 August 2019). Please could the numbers be clarified for us to ensure we 
are aware of the full impact of this development. 

Currently, there is still further analysis to be undertaken and information to be provided by the 
application before we can take a view on whether there is a severe impact on the SRN. 

 

 

 

 

 

 

 

 

Natural England  3 January 2020 

Our comments on this development should be read in conjunction with those in our letter which 
was sent to Epping Forest District Council on 15 June 2018 which set out our general advice relating 
to applications coming forward ahead of the strategic approach for mitigation of impacts on Epping 
Forest Special Area of Conservation ('SAC') and more recent communications relating to the Local 
Plan Habitats Regulations Assessment, in particular, those relating to air quality and those relating to 
this specific development (which includes our joint meeting with the applicant on the 5th of 
December 2019 and subsequent correspondence). 

Natural England maintains that the most appropriate way for Impacts on Epping Forest Special Area 
of Conservation ('SAC') to be mitigated is through a strategic solution developed in conjunction with 
local plan processes. Natural England has previously advised that it will be difficult for your authority 
to rule out an Adverse Effect on Integrity ('AEOI') on the SAC for individual developments or to 
identify suitable mitigation measures to address air quality  impacts until further work on the Local 
Plan HRA has been completed and a mitigation strategy has been agreed. Without prejudice to this 
position we have considered the HRA provided on its own merits. 

We welcome the amendments made to the December 2019 iteration of the HRA which reflects our 
previous comments and contains an innovative approach to mitigation. 

Natural England accepts the conclusions of the HRA in relation to Lee Valley Special Protection Area 
('SPA'). We welcome the acknowledgement that air quality impacts, recreational pressure and 
urbanisation impacts should be screened in and considered further through an appropriate 
assessment. 

Appropriate Assessment - Air Quality 
With regards to commercial traffic we note that the applicant considers that a Routing Management 
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Plan ('RMP') and 'GeoFencing' technology can be used to prevent any additional usage of roads 
within 200m of the forest. With regards to staff traffic we note than an Interim Travel Plan ('ITP') 
enforced by binding contractual obligations will perform a similar function. 

Natural England does not consider that assessment of the effectiveness and enforceability of these 
plans falls within our remit or area of expertise but has previously advised that developments which 
lead to no net increase in traffic movements through roads within 200m of the SAC compared to 
existing usage could be considered to have no likely significant or adverse effects and can therefore 
be screened out. Your authority should therefore satisfy itself that the measures proposed would 
result in no net increase in traffic. To achieve this EFDC as the competent authority will need to be 
certain that the measures being proposed are enforceable (both legally and in practice), quantifiable 
and effective beyond reasonable scientific doubt.The HRA does not currently provide this 
information from EFDC as the competent authority - it only includes the opinion of the project 
proposer. 

You will need to consider potential traffic dispersion at times of peak flow and in the event of road 
traffic incidents or congestion (for example during any closure or significant delay on the M25). A 
development will need to prevent traffic movements on roads within 200m of the SAC even in 
adverse traffic conditions to demonstrate that it can deliver no net increase in vehicle movements.

It is worth noting with regard to the 'interim' nature of the ITP that this assumes a mitigation 
strategy will be agreed within a reasonable period and that the measures put forward for mitigating 
residential allocations in the local plan will be applicable to this development. Whilst Natural 
England is working to that same assumption, the HRA needs to consider whether the measures can 
operate in perpetuity and the potential impacts of any proposed schemes being discontinued on 
long term traffic flows. 

With regard to the 3rd party traffic and breaches and the Demand Response Transport ('DRT') 
offsetting you should seek independent legal advice as to whether this can be considered acceptable 
mitigation given the rulings in the Dutch nitrogen cases and that Epping Forest has a 'restore' 
objective with regards to air quality. If not, any additional 3rd party traffic generation or breaches 
caused by the development would need to be considered in combination with Local Plan traffic 
growth. 

Natural England does not consider assessment of the effectiveness of public transport schemes falls 
within our remit or area of expertise. It is unclear to us whether, in judging the likely take-up of a 
DRT, the use of an estimate of patronage from existing AADT of half of one percent is 'conservative' 
or realistic within this local context. Your authority should seek to reasonably assure itself of the 
validity of these projections and assess the level o confidence that should be attached to them. As 
with ITP there is a need to consider whether this scheme could operate throughout the life of the 
development if no other mitigation strategy is agreed and if not what the likely implications oft he 
scheme ending will be. If your authority is minded to approve this application you should consider 
whether there is a need to monitor the uptake of the DRT and whether there needs to be a 
mechanism to amend the scheme based on the findings of that monitoring. 

Recreational Pressure 
Natural England notes that the HRA relies on commercial and staff controls to prevent recreational 
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trips to Epping Forest SAC and your authority will again need to consider the effectiveness an 
enforceability of these measures. It is notable that the document makes no mention of 3rd party 
users or breaches in relation to recreational pressure. Natural England is aware that your authority 
has an interim approach to recreational management in place. We are content for this development 
to be dealt with in accordance with the principles set out in this approach. 

Increased Urbanisation 
Natural England notes that the HRA relies on commercial and staff controls to prevent recreational 
trips to Epping Forest SAC and your authority will again need to consider the effectiveness and 
enforceability of these measures. 

 

 

 

 

 

Natural England  21 November 2019 

Summary of Natural England's advice: Further information required to determine impacts on Epping 
Forest Special Area of Conservation. 

As submitted, the application could have adverse effects on Epping Forest Special Area of 
Conservation (SAC) and Site of Special Scientific Interest (SSSI). Natural England requires further 
information in order to determine the significance of these impacts and the scope for mitigation. 
The following information is required to in respect of the Habitats Regulations Assessment (HRA):

More detailed information in the Appropriate Assessment regarding the air quality impacts on 
Epping Forest SAC, particularly in relation to the operational phase of the development. The HRA 
does not adequately reflect the advice contained in our advice letter dated 15 June 2018 Annex 1. 
This letter outlines key pieces of information that should be included in a HRA in relation to air 
quality assessments relating to applications coming forward ahead of the strategic approach being in 
place to mitigate impacts identified as part of the Local Plan. (Our Ref 247581). 

Further information required  HRA 
Natural England notes that the applicant has provided an air quality assessment as part of the 
Habitats Regulations Assessment which concludes that likely significant effects "in combination" 
cannot be ruled out and therefore mitigation is required. Natural England agrees with this 
conclusion. However, on the basis of information provided in the Appropriate Assessment of the 
HRA, Natural England advises that there is currently insufficient information provided on the 
mitigation measures identified to enable Natural England to agree with a conclusion of no adverse 
effect to be reached in relation to air quality impacts. We are also concerned that the HRA is reliant 
on being able to contribute financially towards costed mitigation measures identified in the Local 
Plan Air Quality Mitigation Strategy. However this strategy does not currently exist and it cannot 
therefore be relied upon for delivering any mitigation to avoid adverse effects on the SAC. For the 
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reasons outlined in our letter dated 23 November 2019, in our view it is going to be very difficult for 
the competent authority to rule out and Adverse Effect on Integrity ('AEOI') of the SAC or to identity 
suitable mitigation measures to address air quality impact until further work on the Local Plan HRA 
has been completed and mitigation strategy has been agreed. 

 

 

 

 

 

 

 

 

Secretary of State (National Casework Unit)  31 October 2019 

I confirm that we have no comments to make on the environmental statement. 

 

Waltham Forest Council  4 December 2020 

I refer to your consultation regarding the above hybrid application, and this Council 
has the following views to make: 

Principle of development 
 
The proposal is for development of existing Metropolitan Green Belt Land. Whilst the site is 
proposed for removal from the Green Belt and allocation (WAL.E8) for employment development 
(Class B1(c), B2 and B8) in the EFDC Local Plan Submission Version 2017, this document has not been 
formally gazetted, and is still before the inspector as of 2nd December 2020.  
 
The main modification schedule having been submitted to the planning inspectorate on the 21st

October 2020 and an indication of delay from the planning inspector being stated at the co-op
meeting hosted by EFDC on Wednesday 11th November. It should be considered, for the purpose of 
this assessment, that the land exists with a formal designation as Metropolitan Green Belt Land.
 
As such, the proposal will need to be assessed by EFDC as the Local Planning Authority to determine 

rder to justify the land use principle against the 
policies of the NPPF, London Plan 2016, Draft London Plan, and the Epping Forest Local Plan (1998) 
and adopted Alterations (2006). 
 
Biodiversity 
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The site is located within the Metropolitan Green Belt, Epping Forest Special Area of Conservation 
(SAC) and Site of Special Scientific Interest (SSSI). 
inspectorate noted that the Habitats Regulations Assessment January 2019 (the HRA) (EB209) found 
that the Plan would be likely to have a significant effect upon the Epping Forest Special Area of 
Conservation (the SAC) in respect of both atmospheric pollution and disturbance from 
recreation/urbanisation. The inspector went on to comment that it could not concluded beyond 
reasonable scientific doubt that the Plan will not adversely affect the integrity of the SAC. 
 
Considering the above, concern is raised that this specific application does not provide sufficient 
detail of how the air quality impacts will be mitigated, particularly in relation to the operations of the 
proposal. Therefore, concern is raised that the proposal could have adverse effects on the integrity 
of the Epping Forest Special Area of Conservation (SAC) and Site of Special Scientific Interest 
(SSSI). In the context of the concerns relating to the HRA by the Inspectorate and Natural England, 
the submitted proposed mitigations would be insufficient in ensuring the integrity of the SAC and 
SSSI would be protected. 
 
Noting discussions are ongoing with Natural England regarding improvements to the HRA and Draft 
Local Plan as a whole, it is recommended EFDC as the local planning authority consult directly with 
Natural England to ensure the site specific mitigation methods are effective and achievable to offset 
the impacts of the development. 
Highways impacts 
 
The transport assessment does not seem to provide any information outside of the modelled AM 
and PM peaks, so it is unclear what the daily movements in and out are expected to be. 
 
If the distribution centre operates similarly to the peak hours in terms of HGV and OGV arrivals and 
departures, then the cumulative impact of having an additional 
Kings Head Hill Junction could present a significant impact in terms of traffic and safety and further 
exacerbate traffic conditions in the surrounding roads including Sewardstone Road and Kings Head 
Hill, as well as alternative routes such as Station Road, which will lead to adverse impacts of road 

 centre. Additionally, concerns are raised to the 
impact of HGV and Private Worker transport upon residential streets of Drysdale Estate. 
 
It is strongly encouraged that the transport impact statement be expanded up on to model the local 
streets of the neighbouring boroughs, in order to adequately determine the perceived impact to the 
Borough of Waltham Forest in terms of congestion, traffic safety and air quality. The information 
must be presented in a clear and concise format. 
 
Further information in relation to predicted out of peak traffic figures for all traffic including HGV, 

 for the King Head Hill junction (please see 
above for detailed description). 
Further information in relation to contingency routes when M25 Junction 26 is not accessible (please 
see above for detailed description). 
Further information on Construction Logistics Plan specifically in relation to the LBW
including but not limited to Sewardstone Road and Kings Head Hill, and Station Road. 
 
Please note that the above information has been expanded upon further in the attached appendix as 
prepared by our specialist highways officers.  
 
We trust that you will take the above into account when determining this application and I look 
forward to receiving a copy of the decision. 
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Thames Water

Waste Comments 

FOUL WATER network capacity - No objection -. Thames Water are aware of some network 
constraints in the vicinity of the proposed development. We are however confident that should the 
planning application be approved, any investigations to understand the network performance in 
more detail and if required, associated upgrades can be delivered in time to serve the development. 
We will therefore not be seeking a planning condition relating to foul water network matters.
 
The application indicates that SURFACE WATER will NOT be discharged to the public network and as 
such Thames Water has no objection, however approval should be sought from the Lead Local Flood 
Authority. Should the applicant subsequently seek a connection to discharge surface water into the 
public network in the future then we would consider this to be a material change to the proposal, 
which would require an amendment to the application at which point we would need to review our 
position. 
 
Thames Water would recommend that petrol / oil interceptors be fitted in all car 
parking/washing/repair facilities. Failure to enforce the effective use of petrol / oil interceptors 
could result in oil-polluted discharges entering local watercourses. 
 
Water Comments 

Following initial investigations, Thames Water has identified an inability of the existing water 
network infrastructure to accommodate the needs of this development proposal. Thames Water 
have contacted the developer in an attempt to agree a position on water networks but have been 
unable to do so in the time available and as such Thames Water request that the following condition 
be added to any planning permission. No properties shall be occupied until confirmation has been 
provided that either:- all water network upgrades required to accommodate the additional flows to 
serve the development have been completed; or - a housing and infrastructure phasing plan has 
been agreed with Thames Water to allow additional properties to be occupied. Where a housing and 
infrastructure phasing plan is agreed no occupation shall take place other than in accordance with 
the agreed housing and infrastructure phasing plan. Reason - The development may lead to no / low 
water pressure and network reinforcement works are anticipated to be necessary to ensure that 
sufficient capacity is made available to accommodate additional demand anticipated from the new 

The developer can request information to support the discharge of this condition by 
visiting the Thames Water website at thameswater.co.uk/preplanning. Should the Local Planning 
Authority consider the above recommendation inappropriate or are unable to include it in the 
decision notice, it is important that the Local Planning Authority liaises with Thames Water 
Development Planning Department (telephone 0203 577 9998) prior to the planning application 
approval. 
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