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Late List –Planning Committee 18/09/2024 

 

Officers please note: Only Late items from STATUTORY CONSULTEES 
are reproduced in full.   
Others are summarised. 
 
Statutory consultees are listed below: 
 
Highway Authority 
The Health & Safety Exec 
Highways Agency 
Local Flood Authority 
Railway 
Environment Agency 
Historic England 
Garden History Society 
Natural England 
Sport England 
Manchester Airport Group (MAG is the highway authority for the 
airport road network + the also section of Bury Lodge Lane running 
south from the northside entrance to the airport.  On these roads, it 
therefore has the same status as Essex CC and National Highways do 
for the roads that they administer.)   
 

 

This document contains late items received up to and including the end of business on the Friday before Planning Committee.  The late list  
 is circulated and place on the website by 5.00pm on the Monday prior to Planning Committee.  This is a public document and it is published 
with the agenda papers on the UDC website.  
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Item 
Number  

Application 
reference number  

Comment  

6 UTT/24/1898/PINS UDC Heritage and Conservation Officer  
 
The Site is within a Conservaton Area, an area that has been designated for its special and unique 
character, appearance and historic interest. Furthermore, the Site is designated as protected open 
space, therefore if development on the Site is to be progressed, the proposed scheme should be of 
exceptional quality to justify the loss of open space. 
The field is noted within the Saffron Walden Conservation Area Appraisal and Management Proposal as 
an ‘Important Open Space’ with the following characteristics: 
 
1.304 The semi circular green sward to the front of the Friends School and the associated playing fields 
to east of the school buildings are important in this area characterised elsewhere by tight urban form. 
1.305 The grounds to the rear of the school, encompassing the avenue of lime trees and adjacent 
playing field are also considered to represent an important area of open space which juxtaposes the 
tight built form of the modern development and is relevant to the school site. 
 
The Heritage and Archaeology Statement (HAS) submitted as part of this application provides a good 
assessment of the Site and its history. 
 
The Design and Access and Justification Statement (DAS) refers to the Saffron Walden Conservation 
Area but does not provide further assessment of how the proposed development preserves or enhances 
the Conservation Area. Additionally, it does not utilise or refer to the findings within the HAS which is 
unfortunate. The HAS could have been used as a tool to aid design development. 
 
My observations on the application documents are as follows and should be read in conjunction with 
other specialist officer feedback. 
 
Materiality and architectural details 
 
The design references to ‘The Avenue’ is commendable, however the proposed scheme appears to 
simply replicate elements of ‘The Avenue’. The Site has its own identity and historical connections with 
the former school. The aim of harmonising the new development with ‘The Avenue’ is positive, however 
the proposal could benefit from having its own character to avoid a development that is a pastiche of 
‘The Avenue’ typologies. 
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The application does not provide evidence to show that the buildings will be finished to a high-quality 
standard, which was a key aspect of the award-winning scheme. The Materials Strategy (drawing 23110 
D 021) and Materials Schedule (drawing 23110 D 025) refers to a series of materials but uses generic 
descriptions without reference to a specific product, or type which is not acceptable for a development 
within a conservation area. 
 
Extracts from DAS shown in italics: (non-exhaustive list) 
‘M1 - Brickwork, to relate positively to The Avenue development’ 
A specific product including manufacturing method, sources etc should be provided. Confirm how 
brickwork will ‘positively relate’ to The Avenue. 
‘M3 - Weatherboarding, relating to The Avenue development’ 
Specify timber species, material origin etc. 
Why has this development adopted this aesthetic? 
‘M10 - Grey colour coated windows’ 
Specify actual materials for external elements that are appropriate for the heritage context. Vague notes 
for key architectural aspects are not acceptable within a conservation area. 
‘M4 - Cladding to feature elements’ 
Provide specific materials and products. Vague notes for key architectural aspects are not acceptable 
within a conservation area. 
M11 - Black rainwater goods 
Specify actual materials for external elements, that are appropriate for the heritage context. Vague notes 
are not acceptable within a conservation area. 
 
If the application is approved, a Condition could be applied stipulating that a fully detailed Materials 
Schedule and Specification is subject to LPA approval. 
 
Form, Layout and Scale 
 
The choice to retain a large section of the site as open playing fields is a positive aspect. 
The scale of proposed buildings is appropriate to the context and reflects the modern developments in 
proximity of the site. 
The intention to create a varied street scene with different levels of enclosure could be effective, 
however no information to support this concept has been provided. The application would benefit from 
illustrated street scenes to show how the layout and typologies are perceived at street level. 
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If the application is approved, a Condition could be applied stipulating the requirement for a series of 
artists impressions or rendered visualisations, that aligns with all features shown in ‘Section 5.0 Design 
Approach’ of the DAS. 
 
Rendered walkthroughs would more effectively illustrate the quality of space which at present, is limited 
to text and 2D street elevations which do not communicate the characteristics of the proposed spaces. In 
addition, rendered images would help illustrate how the development knits into its context, including its 
relationship with ‘The Avenue’, which is the basis for many of the design choices. 
 
The Townscape and Visual Assessment would benefit from a series of proposed views that show the 
development in context. 
 
Landscape 
 
The Landscape Strategy and Statement suggests the inclusion of a Micro Orchard with heritage varieties 
of fruiting and flowering planting of local origin. This is an appealing element of the proposal, however 
there is limited information that confirms the details and logistics. Additionally, the Micro Orchard is 
omitted from the Landscape Management Plan (appendices) suggesting the concept has not been fully 
resolved or costed. 
If the application is approved, a Condition could be applied that safeguards bespoke details such as the 
Micro Orchard, which are unique to the development. 
 
When considering the Site’s status as designated open space, the area of car parking for dwellings 
seems thoughtless. A minimum of two car parking spaces per dwelling, and three spaces for 4 and 5-
bedroom dwellings seems excessive for a Site that is well connected to transport infrastructure. 
 
In my opinion, this aspect should be reviewed given the status of the Site as open space, and its location 
within a Conservation Area. 
 
Clubhouse 
 
The elevations (drawing 23110 D 265) are not labelled so the surface treatments are unknown. For 
example, the location and extent of the ‘green roof’ and ‘sheet roofing to the clubhouse’ referenced in the 
Materials Schedule (drawing 23110 D 025) is unclear. 
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The green roof is not detailed in the Landscape Management Plan (appendices) suggesting the concept 
has not been fully resolved or costed. Safe access for maintenance/ working at height needs to be 
considered and should be included in the design at planning stage. 
 
Similarly, the proposed solar panels will require access for maintenance and cleaning to ensure they 
continue to work efficiently. The small section of solar panels to the southwest of the roof has a ramp 
below at ground level, so it would be prudent to consider how roof mounted aspects will be regularly 
accessed and maintained, i.e. is a person expected to stand at ground level with an extendable pole? 
 
The Clubhouse could be an opportunity to design an exceptional feature building however the current 
proposal does not convey design excellence. Further information such as rendered visualisations to 
show the building in context would be beneficial to see how the green roof etc. appears when seen from 
around the Site. 
 
Conclusion 
 
I do not consider the proposals to result in harm to the significance of the listed buildings in proximity of 
the site. However, paragraph 212 of the NPPF (2023) states that new development within a 
Conservation Area should enhance or better reveal its significance. 
 
In my opinion the current scheme lacks detail and exceptional design quality to justify its position within a 
Conservation Area, and the loss of designated Open Space. 
 
ECC Place Services – Ecology 
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UDC Design  
 
 
Summary  
The proposal is for 91 dwellings and sports pitches and associated clubhouse on the site of the former 
playing fields of the Friends School. There are two listed buildings in the vicinity of the site (9&10 Mount 
Pleasant) and the site is in a Conservation Area and is designated as Protected Open Space.  
 
It is noted that the site has been the subject of previous unsuccessful application, UTT/19/1744/OP, in 
2019 that was refused on several reasons, including the design being inappropriate to the character of 
the area and loss of protected open space.  
 
Overall, the scale, layout and uses proposed are considered acceptable, subject to further comments 
below. However, given the sites location within a Conservation Area and its value as a Protected Open 
Space, the design quality should be exemplary and whilst this scheme meets the threshold for 
acceptable design quality, it falls short of exemplary.  
 
It is noted and appreciated that the applicant has prepared and submitted a Design Code Review 
document, assessing the scheme against the code, to which it broadly complies.  
 
Character & Identity  
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The site is located within the Saffron Walden Conservation Area and adjacent to and part of the former 
Friends School and the site itself is designated Protected Open Space. Given these factors, it should be 
a prerequisite that any proposals be of exceptional design quality to mitigate the loss of open space and 
of developing within a Conservation Area. The proposals note their adjacency to The Avenue and use 
this as a contextual reference and design precedent.  
 
The Avenue is a scheme of exceptional design quality and a benchmark locally for high quality design, 
so it is positive that the design proposals are aspiring to meet this design standard. However, it is 
important that the design proposals take those design strengths and cues and make them their own, 
rather than imitate. It appears that house types, The Willow, The Aspen and so on, are standard house 
types used on other schemes, but with different cladding (timber shingles for example) to match The 
Avenue. 
 
Whilst this may be acceptable in design terms, it should be noted that these design features are integral 
to the proposed design and – if approved – any subsequent amendments to the scheme to revert to less 
site-specific design details (removing timber shingle cladding or reverting to standard pitched dormers, 
for example) should be resisted and considered to be a fundamental and material change to the overall 
design composition.  
 
The DAS states that corner buildings have been designed to “include additional windows to the 
secondary streets to provide passive surveillance and add interest to the street scenes” In reality, this is 
two windows to living rooms in plots 50 and 56 and small windows to hallways and landings elsewhere, 
so is of marginal benefit to the streetscene.  
 
The layout is broadly acceptable in design terms, with shared surface homezones linking to the primary 
street (rather than cul-de-sacs) which is positive, as are views through to the playing fields on the 
approach to the sports pavilion and to the crescent housing.  
 
The crescent housing is a successful layout in relation to the sports pitch, although the façade design 
would benefit from a little more articulation and the integral garages limit passive surveillance and 
engagement with the street. The detailing of these buildings is important, and facades should be curved 
in the form of a crescent, rather than the facetted form as shown in the drawings.  
 
Streets and the public realm  
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There are positive elements to the overall street layout and public realm with the inclusion of some street 
trees and landscaped build-outs as traffic-calming measures and to bookend parking bays. Some 
aspects of the landscaping seem less successful, for instance the frontages to properties appear to be 
mown grass, which is unacceptable as this will not create sufficient buffer between street and built-form. 
There is little information supplied on SuDs strategies or other mitigative measures such as rain and 
grey-water harvesting.  
Parking provision generally seems high, given the location of the site and its proximity to the town 
centre. There are bus routes outside the site on Mount Pleasant Road and it is walkable to the centre of 
town. Development proposals should be promoting sustainable travel options, such as walking, cycling 
and public transport over a reliance on the private car. There are 7 instances of triple tandem parking 
within the plan which is unacceptable (M3.11C). Cycle storage is provided and generally located in the 
gardens of properties, but there appears insufficient room to move cycles from storage to the street past 
the parked cars (contravening code M3.12C).  
 
Plots 1-7 have gated access, which is unacceptable and not clear why this is necessary. There are a 
number of parking courtyards which are not well overlooked (in contravention of code M3.4C), for 
example, plots 50-55 and the apartments. The parking arrangements to plots 8-11 look awkward and, if 
fully occupied, unlikely to work in terms of manoeuvrability of vehicles in and out. There are several 
instances of long, timber fenced corridors, such as to plots 32-36 and 65-69 and plot 14, as well as 
timber fenced parking bays to plots 19,20, 47 and 48.  
 
Use and Compatibility 
  
In terms of use and provision of housing, the vast majority of the development is proposed as 3-bedroom 
houses, with all of the smaller dwelling provision of 1- and 2-bedroom apartments falling within the 
affordable provision. It would be preferable to see a wider mix across both tenure types 
 
to create a more mixed and integrated community. The proposed sports use and associated pavilion and 
parking, whilst being a positive asset and valuable addition to local amenities, does have the potential for 
nuisance and the impact on new residents and existing adjacent residents in terms of noise and parking 
impacts should be carefully considered. 
 
Sports England  
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7 UTT/24/1144/FUL TBC 
 

8 UTT/24/0897/DFO 
UTT/24/0902/DFO 
UTT/24/0904/DFO 
UTT/24/0906/DFO         

RECOMMENDED NORTHSIDE PHASE 2 CONDITIONS 
 
Phase 2 Northside 1-4 Option recommended conditions 
 
  
 UTT/24/0904/DFO - Option 1 – Approve subject to conditions 
  
1 Prior to the occupation of the hereby permitted development details of 

security fencing to option 1 north of the car parking area which falls 
outside of the compound area shall be submitted to and approved in 
writing by the Local Planning Authority. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
  
2 Cycle parking 

parking Unit 12 shall not be occupied until the cycle parking as shown 
in principle in drawing number 31939-MSA-ST00-DR-A-48011 Rev 
PL03, and has been constructed and completed in accordance with the  
approved details and shall thereafter be kept free of obstruction and  
permanently available for the parking of cycles only. 
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Reason: To ensure the cycle parking will conform the Essex Parking  
Standards and the design guidance LTN 1/20 and give priority to  
pedestrians and cyclists in accordance with NPPF paragraph 116. 

  
 Active Travel - Infrastructure (Layout) 
3 Prior to first occupation of phase 2, of the development the active travel  

infrastructure, as shown in principle on drawing number 215864/PD08  
Rev A, including but not limited to on and off-road footways and  
cycleways, crossing points and carpark markings and associated 
signing and lighting shall be constructed and completed. 
 
Reason: In the interests of pedestrian and cyclist safety to ensure the  
cycleway/footway will conform to design guidance in LTN 1/20 and give  
priority to pedestrians and cyclists in accordance with NPPF paragraph  
116. 

  
 Active Travel  - Facilities 
4 Details of shower and changing facilities (including lockers) that would  

help promote cycling as a mode of transport shall be submitted to and  
approved in writing by the Local Planning Authority prior to  
commencement of any above ground works. As a minimum, the 
facilities shall comprise 1 shower per 10 cycle spaces and 1 locker per 
cycle space. The facilities shall be installed and operational prior to first  
occupation of that part of the development that they serve and  
maintained as such permanently thereafter. 
 
Reason: To ensure appropriate facilities are provided and give priority  
to pedestrians and cyclists in accordance with NPPF paragraph 116. 

  
5 Prior to the construction of the gatehouse and link bridges on each unit 

details relating to their daily working operation and external facing 
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materials, including glazing shall be submitted to and approved in 
writing by the Local Planning Authority and thereafter shall be 
implemented in accordance with the approved details. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
6 Prior to the commencement of the development details of safety and 

security measure for the fuel farm shall be submitted to and approved 
in writing by the Local Planning Authority in conjunction with Essex 
Policy and HSE. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
7 Prior to the commencement of the development details of the 

fenestration of the building shall be submitted to and approved in 
writing by the Local Planning Authority. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
8 Prior to the occupation of the development hereby permitted internal 

road parking management details and HGV parking control shall be 
submitted to and approved in writing by the Local Planning Authority in 
conjunction with Essex Policy. 
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Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
 UTT/24/0906/DFO - Option 2 – Approve subject to conditions 

 Cycle parking 
1 Units 15 and 16 shall not be occupied until the associated cycle 

parking as shown in principle in the drawing number 31939-MSA-
ST00-DR-A-48012 Revision PL03, and has been constructed and 
completed in accordance with the approved details and shall thereafter 
be kept free of obstruction and permanently available for the parking of 
cycles only. 
 
Reason: To ensure the cycle parking will conform the Essex Parking 
Standards and the design guidance LTN 1/20 and give priority to 
pedestrians and cyclists in accordance with NPPF paragraph 116. 

  
2 Active Travel - Infrastructure (Layout) 

Prior to first occupation of phase 2, of the development the active  
travel infrastructure, as shown in principle on drawing number  
215864/PD09 Rev A, including but not limited to on and off-road  
footways and cycleways, crossing points and carpark markings and  
associated signing and lighting shall be constructed and completed. 
 
Reason: In the interests of pedestrian and cyclist safety to ensure the  
cycleway/footway will conform to design guidance in LTN 1/20 and  
give priority to pedestrians and cyclists in accordance with NPPF  
paragraph 116. 

  
 Active Travel - Facilities 
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3 Details of shower and changing facilities (including lockers) that  
would help promote cycling as a mode of transport shall be submitted  
to and approved in writing by the Local Planning Authority prior to  
commencement of any above ground works. As a minimum, the  
facilities shall comprise 1 shower per 10 cycle spaces and 1 locker  
per cycle space. The facilities shall be installed and operational prior  
to first occupation of that part of the development that they serve and  
maintained as such permanently thereafter. 
 
Reason: To ensure appropriate facilities are provided and give  
priority to pedestrians and cyclists in accordance with NPPF  
paragraph 116. 

  
4 Prior to the construction of the gatehouse and link bridges on each unit 

details relating to their daily working operation and external facing 
materials, including glazing shall be submitted to and approved in 
writing by the Local Planning Authority and thereafter shall be 
implemented in accordance with the approved details. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
5 Prior to the commencement of the development details of safety and 

security measure for the fuel farm shall be submitted to and approved 
in writing by the Local Planning Authority in conjunction with Essex 
Policy and HSE. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 
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6 Prior to the commencement of the development details of the 
fenestration of the building shall be submitted to and approved in 
writing by the Local Planning Authority. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
7 Prior to the occupation of the development hereby permitted internal 

road parking management details and HGV parking control shall be 
submitted to and approved in writing by the Local Planning Authority in 
conjunction with Essex Policy. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
 UTT/24/0902/DFO - Option 3 – Approve subject to conditions 

 Cycle parking  
1 Units 14, 15, 16 or 17 shall not be occupied until the associated cycle 

parking as shown in principle in drawing number 31943-MSAST00-DR-
A-48013 Rev PL03, and has been constructed and completed in 
accordance with the approved details and shall  

thereafter be kept free of obstruction and permanently available for  
the parking of cycles only. 
 
Reason: To ensure the cycle parking will conform the Essex Parking  
Standards and the design guidance LTN 1/20 and give priority to  
pedestrians and cyclists in accordance with NPPF paragraph 116. 

  
 Active Travel - Infrastructure (Layout) 
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2 Prior to first occupation of phase 2, of the development the active  
travel infrastructure, as shown in principle on drawing number  
215864/PD10 Rev A, including but not limited to on and off-road  
footways and cycleways, crossing points and carpark markings and  
associated signing and lighting shall be constructed and completed. 
 
Reason: In the interests of pedestrian and cyclist safety to ensure the  
cycleway/footway will conform to design guidance in LTN 1/20 and  
give priority to pedestrians and cyclists in accordance with NPPF  
paragraph 116. 

  
 Active Travel  - Facilities 
3 Details of shower and changing facilities (including lockers) that  

would help promote cycling as a mode of transport shall be submitted  
to and approved in writing by the Local Planning Authority prior to  
commencement of any above ground works. As a minimum, the  
facilities shall comprise 1 shower per 10 cycle spaces and 1 locker  
per cycle space. The facilities shall be installed and operational prior  
to first occupation of that part of the development that they serve and  
maintained as such permanently thereafter. 
 
Reason: To ensure appropriate facilities are provided and give  
priority to pedestrians and cyclists in accordance with NPPF  
paragraph 116. 

  
4 Prior to the construction of the gatehouse and link bridges on each unit 

details relating to their daily working operation and external facing 
materials, including glazing shall be submitted to and approved in 
writing by the Local Planning Authority and thereafter shall be 
implemented in accordance with the approved details. 
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Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
5 Prior to the commencement of the development details of safety and 

security measure for the fuel farm shall be submitted to and approved 
in writing by the Local Planning Authority in conjunction with Essex 
Policy and HSE. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
6 Prior to the commencement of the development details of the 

fenestration of the building shall be submitted to and approved in 
writing by the Local Planning Authority. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
7 Prior to the occupation of the development hereby permitted internal 

road parking management details and HGV parking control shall be 
submitted to and approved in writing by the Local Planning Authority in 
conjunction with Essex Policy. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
 UTT/24/0897/DFO - Option 4 – Approve subject to conditions 
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 Cycle parking 
1 Units 12, 14, or 15 shall not be occupied until the associated cycle 

parking as shown in principle in drawing number 31943-MSA-ST00-
DR-A-48014 Rev PL06, has been constructed and completed in 
accordance with the approved details and shall thereafter be kept free 
of obstruction and permanently available for the parking of cycles only. 
 
Reason: To ensure the cycle parking will conform the Essex Parking 
Standards and the design guidance LTN 1/20 and give priority to 
pedestrians and cyclists in accordance with NPPF paragraph 116. 

  
 Active Travel Facilities 
2 Details of shower and changing facilities (including lockers) that would 

help promote cycling as a mode of transport shall be submitted to and 
approved in writing by the Local Planning Authority prior to 
commencement of any above ground works. As a minimum, the 
facilities shall comprise 1 shower per 10 cycle spaces and 1 locker per 
cycle space. The facilities shall be installed and operational prior to first 
occupation of that part of the development that they serve and 
maintained as such permanently thereafter. 
 
Reason: To ensure appropriate facilities are provided and give priority 
to pedestrians and cyclists in accordance with NPPF paragraph 116. 

  
 Active Travel Facilities 
3 Prior to first occupation of phase 2, of the development the active travel  

infrastructure, as shown in principle on drawing number 215864/PD11 
Rev A (appendix A of additional Information for Option 4), including but 
not limited to on and off-road footways and cycleways, shared routes to 
cycle parking of a minimum effective width 3m, crossing points and car 
park markings and associated signing and lighting shall be constructed 
and completed.  
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Reason: In the interests of pedestrian and cyclist safety to ensure the  
cycleway/footway will conform to design guidance in LTN 1/20 and give  
priority to pedestrians and cyclists in accordance with NPPF paragraph  
116. 

  
4 Prior to the construction of the gatehouse and link bridges on each unit 

details relating to their daily working operation and external facing 
materials, including glazing shall be submitted to and approved in 
writing by the Local Planning Authority and thereafter shall be 
implemented in accordance with the approved details. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
5 Prior to the commencement of the development details of safety and 

security measure for the fuel farm shall be submitted to and approved 
in writing by the Local Planning Authority in conjunction with Essex 
Policy and HSE. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
6 Prior to the commencement of the development details of the 

fenestration of the building shall be submitted to and approved in 
writing by the Local Planning Authority. 
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Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

  
7 Prior to the occupation of the development hereby permitted internal 

road parking management details and HGV parking control shall be 
submitted to and approved in writing by the Local Planning Authority in 
conjunction with Essex Policy. 
 
Reason: In the interest of safety and security of the design of the 
scheme and the wider area, in accordance with Local Plan Policy 
GEN2 (adopted 2005) and the NPPF. 

 
 
NORTHSIDE PHASE 2 ADDENDUM  
 
 
Email 1  
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Email 2  
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9 UTT/23/2496/FUL Report Amendments 
  Para 1.4- Amended 

As part of Officers’ assessment of the application, a very careful and thorough overall balancing exercise 
of the planning issues has been undertaken. This includes the weighing of any harm caused by the 
proposals in terms of impact on heritage assets and to the Local Green Space allocation, against the 
benefits that are generated by the proposals, as listed at 14.3.34. In summary, the harm caused to 
heritage assets is assessed as being ‘less than substantial’ (low to moderate) and the harm to the Local 
Green Space (LGS) allocation is by reason of its policy definition only (ie. Green Belt equivalent) given 
that public accessibility of the land will in fact be increased from 2.24% to 84.67%. In comparison, the 

From: Diane Jackson 

Sent: 11 September 2024 15:14

To: Maria Shoesmith 

Cc: Ross Franklin 

Subject: [External] >> RE: Phase 2 Northside applications options 1-4

Hi Maria,

Please accept my sincere apologies for the time taken to respond.

I can confirm that those elements listed below are covered by the conditions attached to the 
Outline permission.

Thank you,

Diane

Diane Jackson - MAG Group Aerodrome Safeguarding
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benefits from the scheme are multiple, including a number of them that are attributed 
‘significant/substantial’ weight, including the contribution to the housing supply; provision of affordable 
housing (at a level beyond policy compliance); increased accessibility to the Local Green Space; 
enhancement to the landscape features of the public open space; and securing bio-diversity net gain (ie. 
at 18.6%). These are supplemented by a number of other benefits attributed as having moderate weight 
including the provision of a community building and community car parking. Officers have therefore 
concluded that the public benefits outweigh the harm, and that very special circumstances exist which 
overcome the LGS policy issue. As such, and having regard to the NPPF and all other material 
considerations, the balancing act undertaken tips the scales in favour of granting planning permission. 

   
  14.3.10- As published  

A review of Policy S7 for its compatibility with the NPPF has concluded that it is partially compatible but 
has a more protective rather than positive approach towards development in rural areas and therefore 
should be given limited weight. The proposal would be located to the south of the High Street in 
Stebbing, this is adjacent to residential development. Whilst the proposal would have a limited and 
localised impact on the local landscape, the proposal would not meet the requirements of Policy S7 of 
the Local Plan and that, consequently the proposal is contrary to that policy. 
 
 
14.3.10- Amended 
A review of Policy S7 for its compatibility with the NPPF has concluded that it is partially compatible but 
has a more protective rather than positive approach towards development in rural areas and therefore 
should be given moderate weight. The proposal would be located to the south of the High Street in 
Stebbing, this is adjacent to residential development. Whilst the proposal would have a limited and 
localised impact on the local landscape, the proposal would not meet the requirements of Policy S7 of 
the Local Plan and that, consequently the proposal is contrary to that policy. 

   
  10.10- As published 

10.10 Place Services (Ecology) – Objection 
 
10.10.1 Holding objection due to insufficient ecological information on European Protected Species 
(Great Crested Newts and bats), protected species (reptiles) and Priority habitats (Hedgerows and 
Lowland Mixed 
Deciduous Woodland). 
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10.10 – Amended 
10.10 Place Services (Ecology) – No Objection 
 
10.10.1 No Objection raised, Place Services Ecology have removed their holding objection, subject to 
conditions. 

   
  UDC Urban Design Officer- Comments 

 
The proposal is for 28 new homes and a flexible community use building across two adjacent sites in the 
village of Stebbing. Stebbing is a village with a linear settlement structure and has a Scheduled Ancient 
Monument (The Mount) and two adjoining Conservation Areas. 
 
It is noted that the applicant team has entered into a PPA with UDC and has engaged positively with the 
EQRP and throughout that process has iteratively revised the designs, reducing the number of new 
dwellings proposed. The two sites, 1a and 1b, are adjacent to one another, to the west of The Downs 
and the High Street and the southernmost site, 1b, is adjacent to but not in the two adjoining 
Conservation Areas. 
 
The Stebbing Neighbourhood Plan has allocated these sites as local green space. This note considers 
aspects of urban design only. 
 
Overall, the scheme represents high quality urban design and is in overall compliance with the Uttlesford 
Design Code and as such, is supported. 
 

   
  Applicant’s Rebuttal to Stebbing Parish Council Comments 

 
The very special circumstances and tangible benefits to the community are clearly set out and explained 
in the applicant’s Planning Statement. 
 
 The applicant is committed to providing a Landscape Environmental Management Plan (LEMP) to be 
agreed as part of the S106 covering a 30 year period. A management company would be responsible for 
implementation and complying with the terms of the LEMP. 
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We wish to comment that this objection concerning the relationship of the access (plot D) with the zig-
zag lines has no basis on highway grounds; the zig-zag lines present a controlled zone in which ‘no 
stopping’ is enforced. 
 
This matter has been specifically assessed by both ECC and our expert transport consultants. Speed 
and volume surveys, achieve safe visibility. 
 
Place Services have removed their objection and all matters have now been agreed by their expert 
ecologists. 

   
  Applicant’s Rebuttal to UDC Roadside Special Verge Officer Comments 

 
This objection does not reflect that we have already agreed to the proposed planning condition (No3) 
dealing with the Construction Method Statement required, and specifically the inclusion of clause h), 
providing protection of the special verge, as a pre-commencement matter. This objection should 
therefore be removed. 
 
We note that there is also reference to the verges being common land and stating that they are believed 
to be owned by the Parish within the ‘Summary of Objections’ at para 11.2. In this regard, Section 38 of 
the Commons Act 2006 is relevant and provides appropriate safeguards, we have provided a Planning 
Inspectorate decision of 5/9/2016 relating to nearby land in the vicinity of Downs Terrace. 
 
The following is noted: 
 
There is little evidence of use of this part of the register unit other than by pedestrians as a means of 
passing and re-passing along the footway on the northern side of The Downs or as a means by which 
children can make their way to Stebbing Primary School from the houses on Pound Gate and Garden 
Fields via the two nearby public footpaths. The proposed works would not prevent the current use of the 
application land to pass and re-pass although caution would have to be exercised by anyone wishing to 
cross the end of the access road which the works would create. Whilst there would be some interference 
in future use arising from the construction of the access road, that interference is not substantial enough 
to warrant the refusal of consent.’ 
 
“the creation of a vehicular way across common land section 5.9 of the Common Land Consents Policy 
states “such an application may be consistent with the continuing use of the land as common land, even 
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when the vehicular way is entirely for private benefit, because the construction will not in itself prevent 
public access, or access for commoners’ animals”. In this case, the proposed works will not prevent 
public access to the land; consequently, the application is consistent with section 38 of the 2006 Act.’ 

   
10 UTT/23/2599/FUL TBC 

 
11 UTT/24/1809/FUL The date of the committee on the front page should be 18 September 2024. 

 
Condition 19 has been discharged for the Retirement Living Part (ref UTT/24/1537/DOC) and so should 
read: 
 
The development of the Retirement Living Parcel shall be constructed in accordance with the approved 
details for the building façade, glazing and ventilation elements of the relevant parcel, as submitted and 
discharged under application ref UTT/24/1537/DOC. 
 
No other development above ground floor slab level of each parcel of the development hereby permitted 
shall take place until specification details for the building façade, glazing and ventilation elements of the 
relevant parcel has been submitted to the Local Planning Authority and demonstrate that they achieve 
the sound attenuation requirements detailed in the Acoustic Design Statement and Noise Impact 
Assessment prepared by MLM Consulting Engineers Limited  
reference 102903-MLM-ZZ-XX-RP-YA-0002 Table 13. The development of the relevant parcel shall be 
carried out in accordance with the approved specification details for that parcel. 
ii) Where acoustically attenuated ventilation is required and there is evidence of adverse air quality 
impact to occupants, mechanical ventilation will be required. Where whole dwelling ventilation is 
provided then acoustically treated inlets and outlets should where possible be located away from the 
façade(s) most exposed to noise (and any local sources of air pollution). The scheme shall thereafter be 
retained as approved. 
 
REASON: To safeguard the amenities of the occupiers on the site, the neighbourhood and to comply 
with policies GEN5 and ENV13 of the Uttlesford Local Plan (adopted 2005) and the NPPF. 
 
Condition 20 has been discharged in full (ref UTT/24/1251/DOC) and so should read: 
 
The development of the Retirement Living Parcel shall be constructed in accordance with the approved 
details of the acoustic barrier along the southern boundary of the site, western boundary of the site and 
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perimeter of the west care home garden, as submitted and discharged under application ref 
UTT/24/1251/DOC and UTT/23/1925/DOC. 
 
REASON: To safeguard the amenities of the occupiers on the site, the neighbourhood and to comply 
with policy GEN4 Uttlesford Local Plan (adopted 2005) and the NPPF. 
 
Part (iv) of condition 10 for the retirement living parcel has been discharged (ref UTT/24/1721/DOC) and 
so condition 10 should read: 
 
The development shall be constructed in accordance with the approved remediation strategy, as 
submitted and discharged under application UTT/24/0257/DOC, UTT/24/1721/DOC and 
UTT/24/1154/DOC. 
 
iv) No occupation of any part of the permitted development (except for the Lidl parcel and Retirement 
Living parcel) shall take place until a verification report demonstrating completion of works set out in the 
remediation strategy in (iii) has been submitted to and approved by the local planning authority. The 
long-term monitoring and maintenance plan in (iii) shall be updated and be implemented as approved. 
 
REASON: To protect and prevent the pollution of controlled waters from potential pollutants associated 
with current and previous land uses in line with National Planning Policy Framework (NPPF), paragraphs 
170, 178, 179 and Environment Agency Groundwater and to comply with policy ENV14 of the Uttlesford 
Local Plan (adopted 2005). 
 

12 UTT/24/1486/FUL At paragraph 3.1 it reads: “The site lies on the east side of Bedlars Green Road, a Class 3 classified  
road, to the immediate south of Great Hallingbury Manor, an established hotel, and comprises a field 
understood to have been a former quarry.” 
 
This should read: “The site lies on the east side of Bedlars Green Road, a Class 3 classified road, to the 
immediate south of Great Hallingbury Manor, an established hotel, and previously comprised of a field 
understood to have been a former quarry.” 

13 UTT/24/1363/FUL TBC 
14 UTT/24/1093/FUL TBC 

 
15 UTT/24/1783/FUL Parish Council 
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It is noted that the written Officer's Report for the Planning Committee Meeting was finalised before this 
deadline. 
 
Clavering Parish Council notes that the superseded drawings have now been added to the Planning 
Portal for this application.  
 
Clavering Parish Council expresses concern at the substantial raising of the roof line of the proposed 
garage to replace an agreed cart shed.  
 
It repeats its initial comment that if UDC Planning are minded to grant permission for the addition of an 
external staircase and door at an upper level, that there is condition applied that there can be no allowed 
permissions to convert the upper story of the garage into dwelling/office space. 

16 UTT/24/0323/FUL 1. The ‘Reason for the application being on the agenda’ should be changed to ‘Councillor Interest – 
Both Councillors Christian Criscione and Nick Church have an interest in the site. 
 

2. Paragraph 1.2 a typo needs correcting to the following ‘The site comprises of a rectangular 
shaped plot approximately 0.15ha, located outside development limits’. 
 

3. Paragraph 1.3 another typo the first part of the sentence should read ‘Less than substantial harm 
has been identified to the setting of the adjacent grade II listed building at Thatched Cottage..’ 
 

4. Paragraph 6.1 the Relevant Site History references application UTT/23/0493/OP, Land to the 
East of Goodacres, for wider site context. For clarification purposes, this is a different site to the 
current application site for UTT/24/0323/FUL. 
 

5. Paragraph 11.3.1, second from last bullet point, should read ‘A site notice was not posted in the 
area’. 
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6. Paragraph 11.4.3 an additional sentence should be added to the end of paragraph stating 
‘Councillor Nick Church also has an interest in the application. 
 

7. Paragraph 14.3.6 partial sentence to be omitted at the end ‘..although the site is within an 
agricultural/rural context but seeks to support an existing rural business’. 

 
 

Note – The purpose of this list is to draw Members attention to any late changes to the officer report or late letters/comments/representations.  
Representations are not reproduced in full they are summarized 

Late items from STATUTORY CONSULTEES are reproduced in full.   

 


