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Theydon Bois is the first true village outside the London conurbation that stretches to Loughton and Debden.  Theydon Bois is situated in Epping Forest and as such is a Forest Village which deserves to be protected from further and substantial erosion of the remaining green belt land within the Parish boundaries.   In addition Epping Forest is protected by an Act of Parliament for the enjoyment of all.

1.
Our concerns on the Buchanan Report's proposed development within our area are:

a)
A large tract of the land encircled by section 12 shown on the ‘Growth Areas Assessed’ plan impinges on Epping Forest. 

b) The Forest with the other areas Green Belt and farmland etc., which has been gradually eroded in recent years, mainly as a result of excessive development in the South East of England, including the confluence in this area of the M11 and M25 motorways.

c) There is considerable concern at the present time about the effect that current levels of traffic are having on the Forest in respect of the flora and wildlife.  The Corporation of London is currently in discussion with Essex County Council on ways to preserve the Forest by 
introducing traffic reducing measures.

d)
The main access to our village is through Epping Forest or via Abridge Village and in both cases traffic is already excessive and any widening of he roads would have a major detrimental effect on the environment for this village as well as for both Epping Forest and Abridge.

e)
The proposed 500 new dwellings in the Buchanan Report at Loughton will not in any way assist with the jobs at Stansted as the occupiers are most unlikely to travel to the Airport due to scale of wages, and particularly the high cost of travel.

f)
The scale of development in this area would add to the load of the Central Line to London, where it is most likely that people attracted to any new development in this area would prefer to work.  

g)
The development does little to enhance the existing public services which have not been expanded in recent years and are generally at full capacity.  In particular, it would significantly add to the demands on the already stretched local area education and healthcare systems. 

h)
This area enjoys a full employment rate as do the other areas contained in this report.  Locally we do not need a new large number of people looking for local and part time work.   However, the Parish Council does acknowledge the perceived need for low cost housing for key workers and is endeavouring to identify suitable land.

i)
Land prices are high so there is little chance of providing low cost housing that will remain low cost on re-sale or of attracting small to medium sized companies to the immediate area to provide more.


j)
The Police Authority is currently under manned and over stretched. 

k) There is no meaningful public transport in the area connecting with Stansted.

l)
We are very seriously concerned by the proposal that all planning permission for this scheme be dealt with solely by Go East office of the DPM.  We are emphatic that this should be dealt with at County and District planning levels by elected members of the community and not by an unelected and self appointed body. 

2.
Conclusion

For the above reasons we cannot conclude that a major development in this area would provide a significant workforce contribution to an expanded Stansted.   

We would strongly oppose development within the Parish of Theydon Bois for all of the reasons listed in 1 above and in particular because;

a)
major development within the Parish boundary would create an over development of the village and create severe traffic problems in the village and surrounding area;

b)
major development of green belt land between Theydon Bois and Debden would eliminate land which has served to define the two quite separate, diverse and long established communities of Theydon Bois and Debden; and

c)
major development would have a significant and detrimental 

environmental impact in the area and on Epping Forest.

3.
Comments on development

We would propose that the development required by the Buchanan Report should be confined to areas where;

a)
development, jobs etc. are badly needed and land prices are low enough to enable low cost housing to be built and remain relatively low cost on re-sale; and

b) there is room to build new roads and/or widen existing roads to 
service the development.

4.
Our general concerns on Stansted Expansion are:

a)

Existing planning permission for Stansted airport allows for further 


expansion on the one runway and in view of all the factors we have 


mentioned we consider this should be the limit of development at the 


airport, particularly when one considers that Heathrow currently 



operates with just two runways.

b)
The report assumes an exponential expansion in air traffic over today’s current levels of usage that we would question based, not on complex mathematical projections or demographic models, but for the following common sense reasons.


i)
Stansted copes with a current level of high demand and in fact still has spare capacity.

ii)
The very low air fares that are presently available are not sustainable (where the seat is free with only airport taxes to pay for) and when prices do rise to economically viable levels there will be a big drop in demand.  The French authorities, and possibly other countries, may also choose to extend with ‘the Strasbourg factor’ to other airports.  In that example, Ryanair flights have ceased to Strasbourg.

Finally, we would wish to add that too little time has been allowed for a really meaningful analysis and proper consultation.   The plans showing the ‘growth areas assessed’ seem deliberately vague and do not include sufficient narrative to enable the reader to establish precisely which areas are under consideration.
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