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Dear Sirs

Stansted/M11 Corridor Development Options Study

The above Society was set up in 1943 to protect and preserve the rural character of Theydon Bois and has some 1500 members. We would like to make the following observations in regard to the study:

It would seem that the scale and extent of development in the Stansted/M11 Corridor Development Options Study is incompatible with protecting the fundamental character of the Epping Forest District and with the foreseeable capacity of transport, education, health services and other infrastructure.

The study does not take into account the fact that at the present rate of use, known reserves of oil will run out by 2040 and that major car manufactures are spending billions on alternatives to oil, as by 2020 – 2030 it will be prohibitively expensive. When this happens trains and buses may have a viable future but the outlook for aviation is dire, making the wisdom of further expansion of Stansted or other airports suspect. Even overlooking the foregoing it is a fact that further road development encourages further road traffic and congestion. We consider the 30-minute isochrone map (fig. 2.4), which includes roads as far south as Loughton to be highly optimistic in its theoretical timings. At the present time, for most of the day these timings cannot be met from Loughton in practice and further growth would render them impossible. If a northbound access to the M11 were built to improve timings it would encourage traffic movements into the surrounding area that could not be supported by the existing road structure.

It is implied in your study that rail services from Liverpool Street are not capable of further expansion to accommodate this major development at Stansted. No consideration is given to extending the Central Line as an alternative rail link to London only using the bed as a guided bus route, which would not be able to cope with the increase in passenger numbers envisaged. In general there is much reliance on road transport both public and private. It is important that there remains a corridor of Green Belt from Epping Forest to the East; further expansion of the M11 would have severe implications for the environment, the Epping Forest Bio Sphere and wildlife in particular.

Although some consideration is given in the study to the demands on Water Resources (5.3.7) we feel insufficient weight is given to the implications of this and it is left up to Regional Planning Guidance 14 (which is not due to report till 2004) to draw these conclusions (5.3.8).  Essex is the driest county in England and present water supplies are already near their limit with plans mooted to double the height of the Abberton reservoir walls, pump water overland from one river to another, reuse purified sewage and de-salinate sea water - just to meet present predicted requirements.

Again although some consideration is given to Health Infrastructure (5.2.12, 6.2.13, 6.2.14) the importance of this key infrastructure requirement is somewhat “glossed over” in these paragraphs with phrases such as “The specific nature of this provision will need to be discussed with the 3 PCT’s and DoH” and “significant growth would also present the NHS with some challenges…”. We question whether there is really “joined up thinking” between departments when this sort of development is proposed. We maintain that health resources in the area are already under great pressure and that an additional District Hospital would need to be in place well before 2021 if there was further development. Similar expansion would also be needed in G.P. provision in the area, a provision that the government already recognises that it will have trouble meeting on a National basis.

We would like to comment specifically on the selection of Loughton as a potential growth area in the study (3.2.42) and the criteria used for that selection. 

In the study Loughton has been allocated growth on “one large site” and although the boundaries of this area have not been identified in the text it would appear from Growth Area Assessment maps to be inside an inverted triangle north of Loughton with its apex at junction 5 on the M11 and a baseline that runs between Junction 26 on the M25 and a point where the M25 crosses the A113. Further careful study of figures 3.3 – 3.8 seem to show that the (yellow) Planned Expansion area is to the west of the M11 and either side of the Central Line in the land between Loughton & Theydon Bois. If this is the case we question whether this land meets the selection criteria as outlined in sections 3.2.1 – 3.2.12 of your own report and can only assume that the time restraints mentioned (3.2.6 – 3.2.8) have meant that proper consideration has not been given to all these points when the selection was made. 

We would point out that Theydon Bois is a “strongly defined settlement”, which “would generally preclude further development,” (3.2.19). The area also includes a Scheduled Monument, Listed Buildings and Common land, Green Belt, which comes under partial restraints in accordance with PPG2, and it borders in places on Epping Forest with its SSSI’s. We note from the Key Issues Report of August 2003 re. Loughton that there was uncertainty over landscape suitability for small extension and no capacity for large-scale developments as well as a deficit of secondary school places by 2007. Given these and other “Absolute Restraints” mentioned in your study it would seem the area should be exempt from selection.

Any possibility for growth to an area north of Loughton without the destruction of the boundaries of Theydon Bois is likely to be extremely limited and any development on the scale proposed adjacent to its boundaries would have an adverse impact on the environment, landscape setting, biodiversity and quality of life in the area. Further, it would cut off the forest from the surrounding countryside. 

Also we note with particular concern the points in the study with regard to the early procurement of infrastructure (6.2.4, 6.2.5, 6.2.6). If this were to happen the most likely scenario would be that outlined by your study (3.6.4), i.e. an increase in commuting to the south and London with its better transport links. Any consideration of developing Loughton should give careful consideration and assessment to which comes first the Jobs as you mainly assume (3.2.34) or Dwellings. Early procurement and development ahead of any jobs expansion resulting from an expansion of Stansted is likely to increase rather than decrease present labour force imbalances. Given the present property profile for the area and the general demand for prestige homes in the Southeast for London commuters this is the most likely infrastructure to be put in by the private sector. Clearly if any development takes place it should be sustainable, affordable and only meet local needs for jobs and housing.

Responses to the recent Essex County Council’s ‘Shaping the Future of Essex and Southend’ Consultation, with the exception of those from property developers, have all pointed out the many negative aspects of any major expansion and indicate that only natural development should be considered.   

Early procurement should not take precedence over the need for proper and early consultation as noted in your study (3.2.6, 3.2.8).  Coming so soon after the Harlow Options Study, some aspects of which are in conflict with your own study, the lack of time for proper consideration and consultation is of major concern. It seems to us that we are being presented with top down systems with little or no element of local democracy. 

We look forward to seeing the analysis of the public consultation response. 
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Yours faithfully,

Peter J Newton

Chairman

Theydon Bois & District Rural Preservation Society

      C.c. Mrs. Eleanor Laing MP;

       The Rt. Hon. John Prescott MP;

       Cllr. Michael E Heavens, Leader, Epping Forest District Council.
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