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Epping Forest District Council						Address redacted
Development Management
Civic Offices
Epping
Essex  CM16 4BZ
Attention: Kelly Sweeney 						       8 August 2026
Ref: EPF/1138/26 -Demolition of existing Theydon Bois Balti House and Associated outbuildings and Erection of New Building for New Restaurant + café spaces and 13 x Residential Apartments (Class C) with ground floor parking and other associated works. Station Approach, Theydon Bois CM16 7HR.
Dear Kelly Sweeney,
Theydon Bois Action Group (TBAG) wishes to make the strongest objection to the above planning application, EPF/1138/26, on the Balti House site, which forms a smaller part (approx. 30%)  of the whole site (THYB.R2) which was approved for development, in the Adopted Local Plan (2011-2033).  The whole site was allocated an ‘Approximate Net Capacity of 12 Dwellings’ and an ‘Indicative Net Density of 40 dwellings per Hectare’.  Various ‘Site Specific Requirements’ were also demanded, which covered:- Flood Risk, Design, Heritage, On-Site Constraints, and Infrastructure.  Together these details formed Policy P8, THYB.R2 for the complete site, on land comprising the Station Car Park and the Balti House Restaurant site.
The above planning application seeks to build a town centre style 4-Storey, 13 flatted development with an expanded restaurant facility and basement, on just less than one third of the entire approved site as put forward by EFDC in their proposed Local Plan.  The whole site (THYB.R2) was approved by the Planning Inspector, acting under the authority of the Secretary of State, and then voted through and adopted at a Full Council Meeting on 6 March 2023.  TBAG, along with Theydon Bois Parish Council, were present at the Examination in Public when Policy P8 Theydon Bois was discussed in detail with, and approved by, the Inspector.  Other important Development Management planning policies, including Heritage (DM7) and Design (DM9), were also approved and these have special significance in this application, forming part of the ‘Site Specific Requirements’.
This poses the question, why are the developers, who have purchased the Balti House site from TfL, seeking such an intensive ‘out of place’ development, dominating the site with 3-times the number of approved homes on a pro-rata basis, and at a net density of 120/130 dwellings per hectare, instead of the Local Plan approved density of 40 dwellings per hectare?  The answer is simple—to make as much profit as they can by trying to impose an inappropriate, out of character, dominant development by way of its unacceptable, height, bulk, massing and scale, on a small site, and utilising the higher housing numbers which were approved for the larger, entire site.  This is, in effect, a ‘chancers’ application which also argues that they cannot accept any ‘affordable homes’ due to so-called financial unviability, even though Government policy is that 40% of homes should be sold as ‘affordable’ on developments of more than 10 homes!  Furthermore, the current government’s ‘thrust’ is for major developments to provide an increased number of affordable homes, at the enhanced level of 50%.
In the Spring of 2024, the developers held a consultation meeting/presentation in Theydon Bois Village Hall which was attended by over 100 residents, including TBAG representatives and supporters.  This was for a similar scheme for the Balti House site, with a 4-Storey development of 10 flats and some small business units (covering the floor area of 2 flats), along with the restaurant area and basement.  Again, the plans effectively required the 12 dwellings allocation for the whole site to be instead given to the smaller Balti House portion of the approved site.  As Chairman of TBAG, I challenged this at the meeting, in terms of the Local Plan approved dwelling density, and that the Balti House site should only be allowed a pro rata of 3 or 4 dwellings.  In response, the developer’s spokesman said that EFDC had agreed to giving the whole of the dwelling allocation to just the smaller, Balti House part of the site.  However, the spokesman refused to give the name of the relevant officer at EFDC but said that they had been sent an email!  If this is the case, what is going on at EFDC with their, inferred, non-compliance of the approved/adopted Local Plan for this site, THYB.R2, of which the Balti House site is only a small part (approx. 30% of the actual site).  Is this all about the ‘numbers game’ with the new Government wanting higher housing targets and EFDC just ‘caving in’ and taking the easier option to just treble the housing density to the detriment of its own adopted Development Management planning policies such as DM9-Design.  Thus assisting the creation of a 4-Storey urban carbuncle in this sensitive location.  The design would be fine in Central London, adjacent to say, Euston Station, but clearly not on this site in Theydon Bois.  Quite simply, it’s in the wrong place.  The residents who attended the developer’s consultation meeting in 2024 made that perfectly clear to the developers!  
Furthermore, EFDC’s adopted Local Plan Policy DM7-Heritage would also be compromised by tripling the housing density of the Balti House site, in terms of the impact of a 4-Storey urban development on the ‘setting’ of the nearby Grade 2 Listed 17c Bull Public House.  Also, Theydon Bois Station and the Station Master’s House have locally listed, non-designated heritage asset, status and have remained relatively unchanged since 1865 when the railway came to the village.  On emerging from Theydon Bois Station, commuters and visitors would be visually assaulted by the sight of the proposed, dominant, 4-Storey carbuncular urban structure which would have a devastating impact on the character and setting of the Victorian station and the centre of the village.  TBAG has strong concerns about the detrimental impact on the setting of the locally listed buildings, being the Station and the Station Masters House, should this development be approved.  In this respect, we fully support the comments made by the Heritage & Conservation Officer.
Adopted Local Plan Relevance to EPF/1138/26
TBAG has been involved with the development of EFDC’s present adopted local plan, 2011-2033, since its very inception at the ‘Issues and Options’ Consultation stage.  We have followed every stage and contributed, where appropriate.  TBAG, along with our Parish Council, were active in participating in the ‘Examination in Public’ held by the Inspector, approved by the Secretary of State.  We contributed and spoke at the examination on various policy issues relevant to Theydon Bois and its surrounding Green Belt.  We took particular interest in the proposed development sites in our village, including  THYB.R2, part of which includes the Balti House Site, now sold by TfL to a private developer.  We are aware that during the progression of the new, emerging Local Plan, EFDC worked with specialist outside consultants and together arrived at, and put forward, various sites for development with indicative number of homes to be developed and appropriate housing densities for each site.
The housing numbers and dwelling densities for the whole site were effectively put forward  by EFDC themselves and found to be sound by the Inspector. But we now have a situation where the private owner of just part of the whole site has stated that they have permission, tacit or otherwise, to have all the approved housing numbers allocated to just their smaller part of the site, giving rise to an increase in housing density from 40 to 130 dwellings per hectare.  It is unclear whether this is true or not.  Possibly an ill thought out ‘knee jerk’ reaction by EFDC in response to increased housing targets by the Government?  If so, has EFDC considered the consequences of potentially over-riding adopted Local Plan Policy for Theydon Bois, Policy P8-THYB.R2.  
Firstly, it was EFDC’s own policy for this site, along with important site specific requirements.  These were all found to be sound by the Government Inspector and adopted by EFDC at a Full Council Meeting by a majority vote.
Secondly, If EFDC is prepared to ignore Theydon Bois Policy P8, THYB.R2 and increase the housing density for the Balti House part of the site, do they realise that, in doing so, they will also violate, negate and undermine other policies such as DM7-Heritage and DM9-Design, which are specified in the Site Selection Requirements, and are important strategic, Development Management Policies?
Consequently, the ‘knock on’ effect of ignoring one policy can have unintended consequences by compromising other core policies.  Are EFDC aware of this?
TBAG wrote to the Planning Inspector asking for advice on Local Plan Relevance
As a result of the developer saying at their consultation/presentation that EFDC had agreed that they could effectively triple the housing density on the Balti House site, TBAG wrote to the Planning Inspectorate on 28 May 2024 seeking clarification on the relevance of Adopted Local Plans.  We described, in some detail, the situation regarding the site in question and its  purchase by a private developer, and copied all of the Adopted Local Plan Policy P8 Theydon Bois THYB.R2 literature in the Adopted Plan, along with site plan details and Site Specific Requirements.  We asked if the policies in our current Local Plan are still relevant?  
The Planning Inspectorate, Plans Team, responded to TBAG on 10 June 2024 and confirmed that:- ‘once a plan is ‘adopted’ by a local planning authority, the policies in it have the status of being adopted development plan policies.  This is a legal status…’(emphasis added)  ‘Section 38 (6) of the Planning and Compulsory Purchase Act 2004’. 
They go on to say that ‘there may be scope for you to seek a judicial review (emphasis added) of the decision in question, but again that is not a matter for our comment.’ 
As TBAG see it, the developer said at a public meeting, that EFDC gave permission for all of the development to take place on their smaller site, being only about 30% of the approved site.  This is hardly a ‘material consideration’ for EFDC to use, in their quest for housing numbers, and then attempt to ignore what are legal planning policy constraints codified in policy P8 Theydon Bois.  Thus having the added ‘knock on’ effect of, effectively, ignoring and undermining other strategic adopted Development Management planning policies, including DM7 and DM9!
TBAG’s Conclusions
Through our approach to the Planning Inspectorate, we have established that policies in the Adopted Local Plan (2011-2033) have ‘legal status.’  The Planning Inspectorate indicate that if we believe that the local authority has acted unlawfully then there may be scope for a judicial review of the decisions in question.  The policy in question is Adopted Local Plan policy THYB.R2 and the agreed housing allocation and dwelling density for that site (the whole site) was put forward by EFDC in the, then, emerging Local Plan, found to be sound by the Planning Inspector at Examination in Public and, as part of the new Local Plan, was adopted at a full Council Meeting by a majority vote.
The developer, speaking at the public consultation meeting with over 100 attendees, said that EFDC has told them that they can develop their smaller part of the whole site, using the indicative dwelling numbers and densities adopted for the whole site.  We do not know what assurances, if any, tacit or otherwise, EFDC may or may not have given to the developer.  So, the developer may consider that, if they are given the full housing allocation, they can proceed to attempt to get a ‘quart in to a pint pot’ by building upwards and outwards using a dominant urban style structure, better suited to an inner city development site.  The implication is, forget about policies on Good Design and a sense of Place, and the impact on designated and non-designated Heritage Assets, insufficient parking provision for the enlarged restaurant, impossible to screen (hide) with trees, potential flood risk, etc, etc.  The proposed building is simply too big in terms of scale, height, massing, as well as its inappropriate ‘design’, for this location.
Has EFDC given the developer any indication at all that they can build the full housing allocation for the whole site on their smaller, Balti House part of the site?                                        Conceptually, TBAG does not accept that any Local Authority should be able to claim that it is a ‘material consideration’ to potentially deal with increased housing targets imposed by Government, by simply doubling or trebling housing numbers and densities on already approved sites in a current adopted Local Plan.  Potentially a point for a Judicial Review initiated by any third party, if it is deemed necessary.
Whilst I have covered, in this letter, various aspects regarding the unsuitability of this proposed, dominant and large, bulky, urban style building in this village location, TBAG also fully endorses all the points made by our Parish Council in their detailed letter of strong objection, which also reflect feedback received from local residents. 
In the light of the above, I would respectfully request that you refuse planning permission for this application, EPF/1138/26.  TBAG consider that it is contrary to adopted Local Plan policy for the site, THYB.R2, as well as Development Management Policies including, DM9 and DM7, and policies in the NPPF.  
Yours Sincerely,

Dr John Warren                                                                                                                                                         Chair, Theydon Bois Action Group
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