
 
 
 

The Warren Lodge 
Loughton 

Essex 
 IG10 4RN 

020 8508 9061 
enquires@efht.org.uk 

www.efht.org.uk 

Company limited by guarantee registered in England. Company no 1339783 Charity no 275076 
Registered office: The Warren Lodge, Loughton, Essex IG10 4RN 

 

 
 
 
          21st April 2022 
 
 
 
The Planning Inspector 
 

Ref: Case APP/J1535/W/21/3289760 

Dear Sir or Madam, 

Land north of Dowding Way, Waltham Abbey, Essex EN9 3YX 

Epping Forest Heritage Trust is a membership organisation and charity dedicated to preserving and 
protecting Epping Forest, its flora, fauna, culture and heritage for people to enjoy now, and for 
generations to come. Our 1,000 plus members largely live in the various communities throughout 
the Epping Forest area. We have been engaged with and committed to the Forest for over 60 years 
and are a member of the Epping Forest Consultative Committee. 

Epping Forest is a hugely important ancient Forest, much of which is both a Site of Special Scientific 
Interest and a Special Area of Conservation, with iron age camps, 1,000 year-old trees and rare wood 
pasture habitats and species.  It now faces the gravest threats that it has seen since it was first 
protected by the 1878 Epping Forest Act. Climate change, increasing levels of pollution and the 
acceleration of nearby developments have led to a reduction in the biodiversity of the Forest (flora 
and fauna). Neighbouring development, including plans to build 68,000 housing units in its vicinity, 
threaten its resilience to the increased visitor numbers; budget cuts mean conservation, habitat 
improvement and maintenance are curtailed, and biodiversity is reduced.  
 
At the same time the Forest has the potential to help us tackle the crucial issues of our time: it helps 
us tackle climate change by reducing temperatures and capturing carbon; it provides a vital amenity 
for people’s health and wellbeing as a space to walk, cycle, ride, relax and enjoy.  
 
It is therefore essential that we protect and preserve the Forest not just for our own current 
enjoyment, but also for generations to come, and for the sake of the planet.  

That is why we object to the planning application and current appeal in relation to the proposed 
development of the land north of Dowding Way as a large distribution centre for Next Plc. 

1. Background concerns about this proposed development 

As part of our operations, we scrutinise planning applications which may affect Epping Forest.  
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Our predecessor organisation, the Friends of Epping Forest, wrote to Epping Forest District Council in 
respect of the Local Plan in Dec 2016 and again in Jan 2018. At that time, we expressed concern in 
respect of pollution arising from congestion and increased traffic at the Wake Arms Roundabout and 
on the Woodredon approach to the M25 and its implications for the Forest. 

We also wrote to the Inspector in December 2019, setting out our concerns in relation to this 
specific proposal, the increased lorry, van and car movements it will create, and the impact these 
will have on air quality, noise and light pollution impacting on the SSSI and SAC. Our comments then 
remain and are very much relevant to this appeal. 

We remain convinced that granting this appeal would have adverse effects on the Epping Forest 
Special Area of Conservation (SAC) and Site of Special Scientific Interest (SSSI), due primarily to air 
quality, light and noise pollution. 

2. Specific concerns in relation to the appeal. 

We note the discussions that have taken place, and areas of agreement reached between Next Plc, 
Epping Forest District Council and Natural England, and the mitigation measures that are now being 
proposed. 

However we have the following specific, and fundamental concerns: 
 

1. Reliance has been placed throughout on Epping Forest SAC strategy which has been 

formulated as part of the local plan process but has not been approved. That strategy leaves 

the implementation of important measures to later dates, in our view putting in doubt 

whether those measures will ever be implemented and, if so, how effective they might be.  

This includes the not yet approved Air Mitigation Strategy, including the CAZ proposal and 

others. 

 

2. We note the proposals dealing with Next commercial vehicles but with a significant number 

of staff on site we would expect deliveries for servicing and, in addition, at least pressure for 

personal deliveries (Amazon etc). We have not seen reference to the management of those 

trips but plainly they have the potential to affect the SAC and must be addressed.  

  

3. We note the plan for the “No Right Turn” going east from Honey Lane, and would like to 

better understand the impact that would have on traffic numbers and pollution levels in 

different parts of the Forest, including the potential impact of more traffic continuing to the 

Wake Green roundabout, and then heading through the Forest down Epping New Road. 

 
4. We do not understand whether employees who live in/around Epping, eg Epping itself, 

Theydon Bois, Loughton etc, would in fact be prevented from driving through the Forest.  
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We would like to see: 

- the draft s.106 planning obligation document so that we can review it; 

- the most recent traffic modelling and air quality monitoring so we can assess it 

We would like to understand: 
- exactly how all the commitments being made are enforceable and by whom and at whose cost? 
- what happens, should this appeal be granted, if mitigation measures are put in place, but they do 
not achieve the level of protection required to preserve the Epping Forest Special Area of 
Conservation? How will the Forest be properly protected? 
- whether the proposals for mitigation cover eventualities such as a change in approach from Next 
Plc. For example, if Next outsourced all of its current staff to an external third party would those 
people still be subject to the mitigation measures?; or if Next contracted out all of its delivery and 
distribution activities to a third party would those people be subject to the same controls?  And was 
there not in the initial application a statement that this planning application covered only the first 
phase of development? Is this still the case? 
 
 

Epping Forest Heritage Trust wishes to register its objection to this appeal, as we believe granting 
it would produce an unacceptable negative impact on the Epping Forest Special Area of 
Conservation. 

  

Yours faithfully, 

 

 

Judith Adams 
Chair 
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