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.




ltem Application Comment
Number reference number
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.




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.




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.




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
| 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




Holding objection due to insufficient ecological information on European Protected Species (bats)
mandatory Biodiversity Net Gain (BNG)

Summary
We have reviewed the documents supplied by the applicant including the Tree Protection Plan, dra

no. 2297-KC-XX-YTREE-TPPO1RevD (Kenn Consultants, June 2024), Soft Landscaping Proposals, dra
no. L23110.02.A (DCa Landscape, July 2024) and Ecological Impact Assessment (ACD Environmental,
2024) as well as Magic Maps (Magic Map Application (defra.gov.uk)) to help identify the likely impad
development on designated sites, protected & Priority habitats and species and identificatio
proportionate mitigation.

We are not satisfied that there is sufficient ecological information available for determination of
application in relation to bats and recommend that further clarification is provided. In addition, we ar
satisfied that appropriate information with regard to mandatory biodiversity net gains has been sup
for the application prior to determination. The reasons for this are outlined below:




European Protected Species:

The Ecological Impact Assessment (ACD Environmental, June 2024) states that a ground level tree
assessment was undertaken on eight trees that are due to be removed at the site. Referencing the Tree
Protection Plan, drawing no. 2297-KC-XX-YTREE-TPPO1RevD (Keen Consultants, June 2024}, more than
eight trees are due to be removed or have recommendations for tree surgery an them and so it s
considered there is missing data in relation to impacts upon bats. Information on all trees impacted by the
proposed development and their suitability to support roosting bats is required prior to determination to
inform the need for mitigation and potential a licence from Matural England.

To fully assess the impacts of the proposal the LPA needs ecological information for the site, particularly
for bats, European Protected Species. These surveys are required prior to determination because
Gavernment Standing Advice indicates that you should “Survey for bats if the area includes buildings or
other structures thot bots tend to use or there are trees with features that bats tend to use neorby”.

The results of these surveys are required prior to determination because paragraph 99 of the QDPM
Circular 0642005 highlights that: “it is cascatial that the presence or otherwisc of protected specics, and
the extent that they may be affected by the proposed development, is established before the planning
permission fs granted, otherwise all refevont material considerations may not hove been addressed in
making the decision.”

This infoermation is therefare required to provide the LPA with certainty of likely impacts on legally
protected species and be able to secure appropriate mitigation either by & mitigation licence from MNatural
England or a condition of any consent. This will enable the LPA to demonstrate compliance with its
statutory duties, including its biodiversity duty under s40 NERC Act 2006 (as amended) and prevent wildlife
crime under 517 Crime and Disorder Act 1998,

This is needed to enable the LPA to demonstrate its compliance with its statutory duties including its
biodiversity duty under s40 NERC Act 2006 (as amended).

Mandatory Biodiversity Net Gains:

Applications are required to deliver a mandatory 10% measurable biodiversity net gain, unless exempt
under paragraph 17 of Schedule 7A of the Town and Country Flanning Act 1520 and the Biodiversity Gain
Reguirements [Exemptions) Regulations 2024.

Biodiversity net gains is a statutory requirement set out under 5chedule 7A [Biodiversity Gain in England)
of the Town and Country Planning Act 1990, This legislation was inserted into the 1990 Act by Schedule 14
of the Environment Act 2021, and was amended by the Levelling Up and Regeneration Act 2023, The
Biodwersity Gain (Town and Country Planning) (Consequential Amendments) Regulations 2024 made
consequential amendments to other parts of the 1990 Act.

The Biodiversity Met Gain Planning Practice Guidance (FPG) sets out how mandatory biodiversity net gains
should be applied through the planning process and Paragraph: 011 Reference ID: 74-011-20240214 sets
out what information should be submitted as part of a planning application if the statutory biodiversity
gain condition applies.




Where mandatory biodiversity net gain applies, the planning authority will be required to secure a
biodiversity gain condition as a pre-commencement requirement, The biodiversity gain condition has its
own separate statutory basis, as a planning condition under paragraph 13 of Schedule 74 of the Town and
Country Planning Act 1990, As a result, government have recommended that it is not included in the list
of conditions imposed in the written notice when granting planning permission. Howewer, it is highlighted
that biodiversity gain condition could be implemented via a separate section of the decision notice. The
biodiversity gain condition should secure the provision of a Biodiversity Gain Plan, as well as the finalised
full Statutory Biediversity Metric — Calculation Tool.

However, to ensure the biodiversity gain objective is met and the condition can be discharged successfully,
it is important biodiversity net gain is considered throughout the planning process. The NPPF emphasises
that plans should identify and pursue opportunities for securing measurable net gains for biodiversity, and
plans and decisions should minimise impacts and provide net gains for biodiversity. In particular, the
Biodiversity Gain Hierarchy must be implemented into proposed designs, to ensure that this is not left to
the biodiversity gain condition.

As a result, we have reviewed the Ecological Impact Assessment (ACD Environmental, June 2024} and
submitted Metric (June 2024) and are not satisfied that appropriate information has been provided prior
to determination. This is because the Condition Assessment sheets have not been submitted. This is
important so that we can review justification for the conditions given to each existing habitat. The baseline
assessment states the woodland is ‘moderate’ in condition and the modified grassland is in ‘good’
condition and so justification for this should be provided. Additionally there are numerous individual trees,
the condition sheets need to clarify that if the trees have been assessed as a group, they are all
homogenous in condition and size class. We are therefore not satisfied that the pre-development baseline
information is sufficient, and this information is required prior to determination.

As for the post-intervention information, we would like to highlight that the document has included the
proposed plans, however, we query the proposed habitats, particularly the use of meadow mix grassland
as it is not clear what habitat type this corresponds with in UK Habitat classification or what condition is
proposed, or if this habitat is feasible. Additionally, individual trees within garden spaces and other areas
which cannot be secured by a condition cannot be included within the post-development assessment. As
a result, it is highlighted that the post-intervention habitat conclusions will need to be amended as part of
the Biodiversity Gain Condition.

It was noted in the Soft Landscaping Proposals, drawing no. L23110.02.A (OCa Landscape, July 2024) that
Bluebell (Hyacinthoides non-scripta) are being recommended in the bulb planting in an area of open
grassland which is not considered a suitable location as they are associated with growing in woodland. It
was also noted that Cherry Laurel (Prunus Jourocerasus) has been included in the "Native Understorey
Shode Mix" even though it is not a native species and also in the "Specimen Shrubs” mix. Cherry Laurel is a
vigorously growing plant and although it is not listed on Schedule 9 of the Wildlife and Countryside Act
1981 (as amended) it is thought of as an invasive species and has little benefit to wildlife. It is therefore
recommended this species is removed from the proposed planting list. An amended landscape proposal
can be secured by a condition of any consent.

It is noted that the applicant is proposing to purchase off-site biodiversity credits from a registered
provider in order to demonstrate a net gain in Habitat Units. Land used for off-site BNG delivery should be




-
secured for the length of the net gain agreement, either via a Section 106 agreement, or a conservation

covenant.

In addition, a Habitat Management and Monitoring Flan should be secured for all significant on-site
enhancements, as well as off-site enhancements. This should be in line with the approved Biodiversity
Gain Plan, with the maintenance and monitoring secured via legal obligation or a condition of any consent
for a period of up to 30 years. The monitoring of the post-development habitat creation / enhancement
will need be provided to the LPA at years 2, 5, 10, 15, 20, 25, 30 any remedial action or adaptive
management will then be agreed with the LPA to ensure the aims and objectives of the Biodiversity Gain
Plan are achieved.

We look forward to working with the LPA and the applicant to receive the additional information required
to support a lawful decision and overcorne our holding objection,

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




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 fagcade 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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Thank you for consulting Sport Englond on the above application

summary

An objection is made te this planning application due to the loss of playing
fields not according with Sport England's Playing Fields Policy, the NPFF or the
adopted Local Flan. lssues and concerns are also raised about the design and
layout of the on-site sports facilities that are proposed.

This objection cauld be addressed if appropricte off-site replocerment playing
field provision could be secured or significant amendments were made to the
current scheme as set out in the response.

Without prejudice 1o the above position, if the Plonning Inspectorate is minded
to approve the application inits current form, it is requested thaot the
opportunity be offered to provide advice on the issues that need to be
addressed through a planning obligation and/er planning cenditions before
the application is determined.

Sport England - Non Statutory Role and Pnlicy

It is understood that the site forms part of, or constitutes land lost used as playing
field os defined in The Town and Country Planning (Development Management
Procedure) (England) Order 2015 (Statutory Instrument 2015 No. 585).

However, as the playing field (the former Friends School playing fickd) has not
been used for at least five years. this consultation with Sport England is not o
stotutory requirement.

Motwithstanding the nor-statutory nature of the consultotion, Sport Englond has
considered the proposal in the light of the National Flanning Policy Framework
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(porticulorly Pors 103) and Sport Englond s pelicy an plonning oppliootions
atfecting playing fields wwwaparienglond.orgplayingfieldspolicy which states:

‘sport England will epposs the gronting of plonning permizsion for any
devalopmant which would lead te the bees of. or would prejudice the use of.

= all or any part of a playing field, or
= karedl which hos bean wsed os a playing field ond remains undsvsloped, or
+ kared cllocated for use as o ploying iakd

wnless. in the judgament of Sport England, the devalopment os a whole meats with
ane ar more al five specific excaptions which are set outin onmeax 1 to this
reaponaa,

The Proposal and its Impact on the playing fleld

I surmirary, the proposal invelves afull application for the redevelopment of the
mgjority of tha former Frisnds School's ploying fields for reaidential comprising 31
clwdlings ond associated infrastructure and landseaping. The sacondary alamant
af tho application is the reinstctamant of the southenn part of the farmer school
playing fistds to sperts pitches for commurity use and the develeprment of an
cncibary clubhousa and car pork (o support tha uso of the Sports pitchas. Friancs
School closad in 2017 and the scheol's playing fields, thot had significant
community use when the school wos open, have since been clesed and havae not
been made availabia Tor uee since then

As set out in the Planning Statement, o 2018 hybrid planning opplicotion {Ret:
UTTAR1744/0F ) for the radeveloprment of the playing flalds wos refused by
Uttlasfard District Caurcil in 2021 partly on tha basis of tha impoct on playing fislds
(retusal reasan B). 1 2022, the Planning Inspecterats appreved plonning
parmission (5624/22/0000002) for tha redevelopment of the adjoining schoo
Builelings for residanticl and sUpporting uses. This applicetian rasulted in ha loss
ef a small part of the ploying feld [appran. 0I5 ha) and the pavillen end sor park
which supparted tha usa of the ploying fisld.

Tha currant application would reeult in the loee of tha north ond contral oreas of
tha former sohools playing fiold, It is estimotod that this oroo wouwd compriso of
arolind 274 hactores as showin within the red line on the asrial imoge below takan
from Googla Earth Fro. Tha areo within the red Bne axcludes the area of the
playirg fiedd that wos approved for devalapment in the 2022 planning application
and areas arcund the periphery of the playing field thoat would be Incopalkie of
bairyg used for farming o playing piteh ar part of ora. it olse aveludes the area
progesed for the povilon ard car pork te support the reinstated sparts pitches.

The foBawing assessmaent has been divided into on cssassment of tha loas of the
playing fields ond an assessmeant of the proposod sports faciliies,
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Azsessment ogainst Sport England s Playing Fislds Policy and the NFFF

Loss of Ploying Flelds

| howe considerad the applicotion proposals with regond to the epecific axseption
critaria identified in the above plnyng ficlds p-olin"r- ond wauld maks the 'fﬂllnwinﬂ
Qasassment;

=  Exgoption |- Mot oppicable. it hos not bean damonetroted that thara is an
owoess of playing pitchas inthe gotchment in torms of community playing
petoh proviEion In this rogard, to infamn aurront ond future playing pitoh neods,
Uttlesford Diatrict Council completed a Playing Fitch and Qutdoor Sports
Suulugy& Action Plon hitps ,"_l"n'n.mx'l.'ll'|.1_:,'!r__1"| I_g\l'.r|_|-:_:'_r.::'U|-.I|_:|"a1_{14'.-'lnll'|I'rr_1::‘._'._||_:||v!r_:_:
in 2010 which oeeeseed ploying piteh provislon ocrose thie district ond for the
Soffron Walden sub-orea of the district. The needs ossessmant report which
supports tha sirotegy was preparad in occordoneg with Sport England's
Playing Piteh Stretegy Guidones httpe:/fwwiw sportenglondorg/guidonea- and
supportifoctities-and-plonning/planning-
spofATsectior=aSERsSing _needs_ond_piaving_piteh_stratedy_guickansa and
the strategy wos endarsad by Spaort Englond and the sports governing bodies
which reprozont tho pitch sporte. The strategy wos thoroforo considorod ta
provide o rebust avidancs boea to suppaort the proporation/implomantation of
loeal F||ur1 Pn"l:ic: and the determination of ph:mning |:||:h|:||il:c|l:icln:.

Whila the strategy docurments provide full details of the conolusions. key dato
on football piteh provision & provided in Table 206 of the assessment repert
wihieh ahnws thest thara wor o totol daficiancy of 14 foatksall piteh match
euivolent seEsions in the Soffron Waolden anolysis oreo in relotion bo mesting
ocwrrent demaond which would extend to 1B match equivalant sesslons after
future denvard was accounted for, In relation to crickat, Table 536 of this
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ciocument shows thot there was curment deficiency of 8 cricket match sassions
in ralatian ta rmeot current dermand in tha Baffron Waldan analysis area which
would extand to 88 motch sesslons aiter accounting for future dermnancl in
relfation to rugby union. Toble 483 shows o deficiency of 375 match sessions for
the rughby pitches thot serve the Saffron Wialden sub-area in relation o
rivzating current dermand which would extend to B2S pitchas after futura
oamand wae accounted for.

Uttlestard Distriet Council are currantly preparing a new Flaying Piteh and
Cutdoor Sports Strategy o update the 2019 strategy. While the strategy s
urikely to be completed and puiblished until leter in 2024, the: Council hos just
pubizhed the Winter Assezsmant Repart’ (June 2024)

hitgs!ivwwuttlesiord oovakireg-S-eyidence folknwirg the completion of the
reseds assessmant for the winter sports that incluide Taodball and rugbsy, Like
the 2018 etrotegy, the ossasement hos been prapared ingssessmant with Spart
England's guidaree ond the document has been supportad by Sport England
N the relevant sports govenning bodies. Key cota on foatball pitchas ks aet
out in Takle 239 which summorises the position for the Morth Littlasford
tl'lu]':f:i's aroa which covers Safron Wolden and the :mu‘idﬁg rural arec
Thits enows Gurrent defickencies of adult, youth Tl and wouth 3+ footall
pitehes (9 motch aquivalant sessions in total) and future defickancies of tha
sarme piteh types {14 metah squivalent sessicns in total], Key data on roghy
petchies i set out in Toble 422 The two nugby clulbs thot senie Saffron Wokden
(Saffran Waldan RFC and Wendens Armba RFC) hove their facilitios in the Rural
Maorth and Thaxted analyeiz orea. Tha tabde shows that thora s a deficiancy of
6.5 match equivolent sassions par week which extends to 8.5 sassions aftar
oecounting fer futura darmand,. Whiks the surnmar Sports assessment has not
baen comploted yat, Appeandix 2 of the Winter Asseasment Report indicatas
that the number of orcket teams in the distriot bos manginally incroosed by
oo tedim since 2019, A tha supply of crickat facllitios in the Sotiron Waldan
orea hos not chonged gince 2019 it i considared vary unlikedy thet the
cafcicroios identifed n 2088 wil have beonreducod,

Gonseguontly, thero arg signifizont ourront ond future pdaying pitah
daficionoios in tho local oroo relating to ofl of the playing pitoh Typoes thot wara
cocommodcted on the ploying fieéds when Friends Scheol'a ploying fislds ware
lost inuse. As set out botow, the 2018 Playing Pitch Stratogy's rocommondation
wiza for the pitehes on the applieatien site to be brought bock Into use to help
et currant ond futune community playing pitch neede, The proposals for
reinstating part of the playing fiekd as part of the plarnirg application weuld
not ciddress these dertified deficiencies as sat out below.

It noulkd be noted that when ossessing planning application S624,22/0000002
in 2022 the Inepector concluded in paragraph 31 of the decision notice that it
wiers clear thot the ploying field is nat surpus to requirements

Excaption 2 — Mot opplicable. Tha proposed residentiol development, which
rapresents the major ty of the developrnent affecting the playing fleld, & not
anciliary to the principa use of the site os o playing field. The propesals for tha
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chubhouse ard car Fl:lrk wicled in FIriI‘lI:iPh'_‘- acoard with this mcl:cplinn I:I|t|‘lCl.I5|'I
it ahould be ocknowledged thot the loes of part of the phbaying fiald to
accommodats thesa essantial ancillary focilitios has been necessitated by
thi lass al the exsting pavillan and parking fasilities oppreved by applisaban
5624/72/0000002.

= Exception 3 - Not opplicoble. The maojority of the area proposed for the
rasidantiol developmant is copable of baing used for o range of playing
pitehes and was historically used by Friends Sohoal and the local eammunity
for o wide range of pitches ncluding feotball, cricket, rug by and athlatics as
shown in the aenial photographs in onnexes 2 and 3 to this response.

= Excaption 4 — Not applicoble. Mo replocameant ploying fleld provision i
currantly proposed. While tha proposals for bringing the southarn part of the
exlating playing field bock into cormmunity use are walcomad in principle this
does not constitute replocerment playing field provision as the site is an
exlsting playing field and theretore thene would be o significant net kss in the
quantity of playing field provision if the application wo= approved.

= Excaption 5 - Not applicable. The proposal 8 not for o sports facility. The
rasicdentiol development which results in the loss of the mojority of the playing
fazld wanld claay not constitute o sports focllity ond thoe proposals for
reinstoting the playing fields to the south of tha site invalve reinstoting on
axisting playing fiald back into operational use rathaer than o new sports
facility.

Ag st et inperograph 21af Spart England's Playing Flalds Policy, the pelicy i in
lima with the Govesnment’s commitrnant to the pretection of playing fields set out
in paragroph 103 of the Fromewark, The policy and its supporting guidonee
provide elarfication to assizt with desessing planning applications. Exseptionz 1,4
and 5 of the pelcy relate to the three criterio in poragraph 193 As set out above,
these exceptions are not consicerad 1o be applicabls

Cin the bosis of the above assessment, the propoesal would not, in its current farm,
ceeard with ary of the exeeptions o Sport England's ployirsg fiskds palicy ar the
critaria im paragroph 103 of the MPFF.

In oddition to the abowe assessment of how the proposals relote to the exceptions
in our phaying fields policy and tha NFRF, tha following consi derations ara ralevant
tio the assossmont af this proposal:

* Development Plan Pofioy: Poliay LO1 (Loss of Sports Fislkds ond Beoroational
Faclities] of the adopted Uttkeatord Local Plan (2011) resists the loss of playing
fialds and broadly aligns with porograph 13 of the NFEF and Sport England's
Pleryirg Fiels Palioy, The Proposals kap olso dentifies the meajarity of the
application site os o Pratectad Open Space for Ploying Fields Itis not therefare
considarad to ba out-of-dote as suggested by the applicant in poragroph G110
ef the Planning Statemnent. It should clse be noted that reasen 8 fos refusing
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the: provous 2019 application (UTTAS744/00) on this sito wos thot it wos
contrary te Policy LEL. Furthermors, it should be noted that Sore Policy 87 of
Uittkasfard District Councils now Local Plon (2021-2041) winich is curontly subject
te o Reguiation 19 carsultation oleo takas o simillor opproaach to the protection
of plorying fields which broadly occords with the MPPF.

Poragraph TLL1 of the mcsds Saffron Wolden Relghbourncod Plan (2022}

bt fevvw uttinsford ok forticie/ 40 63/Sotfron-Waldan- Naighbou oo
Blar which ferms part of the Development Plan specilicaly opposes the loss of
the farmner Friands Schieols playing fielcs and netes that they are protected oy
thz NFPF and the Local Plan,

Littlasford Playing Pitch Strategy: As wall os identifying significont deficiancias in
faetball, erieket and rugly piteh provision as set eut aiscsve, the 200 strategy's
oction plan {see Wokdan School entry] specificolly recornmendad thot the
flaying fiedel b browght back inte use to support with reclicing both currant
aind futura ehortfalle of factball and ericket provizion inthe Saffron Walden
Anoitysis Area unless tha boss of playing fields was mitigoted by replocemant
provisian, Whilkkan updated stratagy and action plen hos ot to be praporacd
by tha Council to aupport the emarging updote of the stratecry, given that the
winter ossessmant report refered to abowe has identified that the playing
piteh doeficiencies idantifhesd in 2018 ave parsisted iUE considencsd unlikoly thot
tha racormmendation for this aite wil change. Tha loas of tha majority of the
playing fislds would theroforo be contrary to the Bistrict Cowncil's ploying pitch
stroteqy recommandotion for the site. Reinstoting the wihaole of this site |
considarad by Spart EBRgland and tha sports goveming bodias to rapresent one
of the few opporturities avaikababa in Saffron Walkden for helping te address the
Identitied deficlenclas.

Referance i made in paragroph B16 of the Planning Staterment to the
opplication site not beng included in the osesessed provision inthe Playing
Pitch Strategy. Inresponse, | oon odvise that references are made to the role of
Friends School in mesting community playing pitch needs before it closed in
the ‘disused provision' sections of tha 2019 arnd 2024 assessmaent reports. Tha
resigon it i net inchded in the supplyldernand endysis for beth the 209 and
2024 oesessrment reports s thot like all paying field sites in the district that are
nat cperationdl er do net affar community usa they do net farm pan af the
ovailalbie supply for the purpoge of aseasaing whather current supply can maet
current/future demand. This occords with Sport England guidance. It is not
booouse such sTos are not considaerad to bo playing fields or do not hove o
potanticl robe to ploy in meeting playing pitch needs as implied by the
opplicant

Pimping Fiald Community Use: Whila the site is not currently publicly occessibla
ond did rat hove unrastricted public acoass when Frion ds Sohool was cpan,
tha playing flalds wera significantly used by the community outslde of achool
haurs until the sehool closed in 2007, As st out in the Councils 2010 Playing

Pitoh Strategy Assessment, the playing fields ware used extensively by local
foctall clubs, Saffron Walden Cricket Chlub, Wendans Ambo Rugby club,
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Wealdan Tri triathdan chib arnd Saffran Strickers RL"II‘IiHE Chib The clasura of the
&ite in 207 had a significant impact on community usars.

Safiran Walden Community Faotball Clut (SWCFC), which hos 76 affiliated
taams and neorty 1000 registered players hod extansive wse of thrae football
pitahes on tha site which wore considarad at the time ta be the best quality
football pitches in Saffron Walden, The clule has made their own
reprasantations on the planning opplication which sat out the impact of the
closurae of the focilitios i detoil but in summany the shartage of foatball pitches
In Saffron Waolden hae forced the club to use pitchas In cutlying viloges ond =
pravanting tha club from aexpanding furthar,

Soffron Waldan Cricket Club's 3™, 4™ and 5* teoms usad the crickat squaore an
thes site along with their panior sides and the square was considered by the club
to be good guality and well maintained. The square hod approximateby T
pitohes (rickots) which olowed for around 20 motohes to take plooe eoch
cricket secson. As o result of ksing acoess to the site. the club now has to
travel to Greot Chasterford to meset ther mateh neads which necassitotes
traval by cor,

Wendens Ambo Rugby Club used ta use the rugby pitches for motches and
training and since the school closoed now have to play cutside of Soffron
wolden at Corves Borroecks.

Waldean Tri (Trinthion) Club used tha piaying field for runming ond cycling
training along with the school's swimming pool. This allowed training ta take
phaca in all three trathlon deciplines in ene lesatian. Fallawing the clesura of
the school, the cluls now hos to uss dispersed foclities iIncluding focilities
outside of Saffron Walden

#a the site's playing field i onae of the largest playing felds in Soffron Woldan,
thes loss of access ta all of the pitehes that it pravided (s ee aerial photas in
annexes 2 ard 3 to this letber which showed the nuemnber and range of pitches
that wers in use when the school was apen) when it clesed has inevitably had
an impact an the deficlencles in piteh provision identitied in the Councll's
Plorying Pitch Strotegy. Furthesmora, community accese to the schools sports
foailitios including the playing fieks was farmalisod by the complotion of
formal community use agreament in 201 babwean Friends’ School and
Uittlasford District Council (oppended to this responsa). The cammunity use
agreament mads provision for the pitches to be mode available for
community use on both Soturdoys ond Sundays throughout the ocademic
year. The astent of the commumnity use of playing fiskd wos recognised by tha
Inspactor when planning application 5624220000002 wos ozsessed in
paragraph 28 of the decision notica.  As such, this is not a school ploying fisld
that hed limited socess er use by the community when the school was
ocparational as impliad by parogroph 613 of the Planning Stotemant.

Ploying Flala Status: Sport Englond considers praposals for the develapmeant of
playing fislds thot are no longer in use in the some way os ploying fislds thot
are in active use becouse develapment on them would permanently prevent
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such sites fram baing braught back into wse. Evan if the ploying fisks are no
leniger neaded for educatienal use this dees not affect our peaition. Sport
England’s playing fields policy and the Government plornning policy an playing
fislcts (i poragroph 103 of the NPPF) doas naot distinguish between public and
gcheol playing fields and whether playing fields are currently in vee or not The
palicy approach that is applied is the same ancd this is the appreach
establighed through plonning cose low. It should be emphaosized that Sport
England's rede is ko sofeguard playing fields for mesting the needs of current
an future users, While this playing field maoy not Be nessdoed for its previous
educaticnal ues now or in the future, sofeguarding it is pustified for mesting
curent ond future community playing pitch needs as set out obhove and
justifiad by tha deficlenclas identified in the Council's playing pitch strotegy.
Policy LC1of the odopted Lecaol Flan takes a similor opproach os parograph 7.2
of the reasaraed pustification makes it explicit that sites are pratected by the
palicy whathar they are in active use or not and whether through ownership
nooess is pravanted.

Whilla thare ie no currant community use of tha site’s playing fields, this is
booouse the site closed for community use whon the sohool closed in 2077 and
oocess hoa not bean permitted snce then The applicant accapts in
paragraph 34 af the Parming Stotermsant that they howe no ntarcst in re-
epecing the facilitias. This is not beeausa thare isa lack af damand fer uging
the playing fiald by the community. Furthaermaora, thers would not oppear to
e baen any oltampts mada be meake the playirg fields avaialle for
patenticl managomant by cormrunity bedies (a.q locol authorities and sports
clubs) to allow the facilities to re-open sinca tha school closedd. Tha lowful
plarning use of the site woulkd alsoe remeain oz a sehoeol Elaying field regordiass
of whathar the eita is cvailable for use. Thera is ne obligotion undar plonning
Iy for a playing field to be in ootivo use to justify its protoction. Tho applicants
omsertion in porograph 819 of tha Flanning Statamant thot the proposal for
bringing o annalar port of tha ploying field bock into usadis o marked
improvament in comparison to what is ourrently offered is therofore not
occepted. The pre-application odvice lstter provided by Uttlestord District
Council dated 7' Mach 2024 tokaes a similar approach on this mattar,

Proposod Footibol amd Cricket Pitches: The opplicont susgoasts in poragragph
G315 of the Flanning Stotement thot the proposed football and orickot pitches
wolld meat an (dentifled shortfall of football ond cricket pitch prosvzon n
Soffron Waldan. For tha reasens set cut latar int thia responsa, in its currant
Tarrn, the propoasals wiould onby offer patential o provide ene Tl yauth foatball
pitchand one vl youth footbal pitch. However, o= 5t out in the Councils
2074 Wintar Assaessment Repart thara is a currant deficiancy of 6.5 youth Thil
pitehes (increaging to 0.5 in the future) ard 15 yeuth Sv2 youth 9v8 pitches
(inzreosing to 25in the futura). The provision of one pitch of each type may
contributs towards n:lddrﬂcsr.ing these deficiencies but it would not maeat the
clafliclenciae. Furthenmmore, it would not rmeet, of contrbute towards meeting
the deficiencias for odult footoall pitches, nugby pitches or cricket pitches. as
shiown in the ooral photogroph in annex 2 whon tho schools ploying fiold wos

19




fully marked out for pitches it could cocommodate arownd 7 wintaer (feattaail,
rugby, hockey) sports pitches which is significontly greatar than the 2 pitchas
proposad on the ratoined area of the playing fisld.

Loss of Poviion and Car Porking: Whils opplicotion 5824 2/0000002 reaulted in
the loss of the pavilion and parking that suppoerted community use of the
playing field and hod a prejudicial impoct on the potential use of the ploying
fialda, it doas not make them unusabla o3 suggestad in poragraph 619 of the
Planning Staterment. As dermonstrated by this apploation, new pavlion arnd
parking focikties con be provided in principle to focilitats the use of the playing
finld although the space required ta oooommadate thaese facilitics would
necassitote the loss of o further area of the playing field Itshould be noted
that in ossessing applicotion S624/22/0000002, the Inspector concluded in
paragraph 33 of the decision noticea that despite the horm couwsed by the loss
of thesa fociities, it would be posslble for suitable fociities to form part of
patantiol opplication for the use of the playing fislds.

To complement the abowve assessment | hove consulted the relevant sports
gavarning bodies tar thair feadbock on the applcation which can ba summanised
s follows:

Football Feundation (who represent B Football Association and Essex County FA)

T Footiall Foundation and Essex FA abjoct ta the propsosal dus to the loss of
playing field. The adapted 2019 PPS states the aurrant su pply of football piteh
proviskon is insufficient with no spare copocity identified in Uttlesford. it also
stefes o pratect existing guantity of pitebes, The tatal ramber of tedms in
Uttlestond nas incredsad from 163 teans in 208 to 21 tearms n 2023, therefore
would increass the demand on these pitches.

This propeac doasn't consider the loss of the whale ploying fisld and the
increased dermand within the area associoted with the residantial
developrmant

Trx Footibell Foundatian and Esses FA are supportive of Ehe sepoanae
representatons made by Saffron Wolden Comenunity Football Chub which
articulabe in datail tha lacal football facility needs, e impact of thae closure of
the glte on the club. the unsuitability of the o site football proposals and the
patantial off-site projects that could be deliverad if a financial contribution
could be secured as part of a mitigation package,

An offste contribution towards feotball Focility prajects sithin the local areo
widld e supported as port of O mitigation pockoge.

Ruigtay Foatball Union (RFLY

The BFU hove confirmed thair support for findings of tha 2024 UWtlesfard Playing
Pitch Strotedy winter assesament which show a significont shortfall of rughby pitch
provision in tha district which will be exacerbatad by future populotion growth. In
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tha absanca DTI:II'H'I st rhi'l:igl:l!inn_thn R would be: wi‘lg to oocept the
principta of off-site mitigation im tha form of financial contributions being eecured
towards improving rugby pitch ond changing room copacity at exsting nugiy
chub sites in the looal area,

If considerad in isalotion, the proposal to reinstate the southem part of the Friends
Schocd playing Talds to footboll arnd cricket pitehes supparted by o now clubhouse
and ancillary car parking is walcomed in principle. This would respond positively
to the recommendations of the Council's Playing Fitch Strotegy relating to the site
aingd weld offer the potenticl to moke o contibuthon towends maating the loeal
footizoll and cricket pitch deficiencies identified in this strotegy. The Footiall
Fourdation ond the England & Weles Cricket Boord (ECE) would alse weloome the
prncipls of port of the sita Being reinstoted to community use.

Howvenser, ragardless of what position is taken about the loss of playing lields on
thi site, it will e important that the proposals for reinstoting the scuthemn port of
thi site ara fit for purpose frorm o design perspoective ond responsive o
community needs if they are approved ond implemented. While poragroph 620
of the Flanning Stotermsent refers to purpose built high guolity focilities being
provided and section 70 of the Dasign & Aceess Statarmant refers to the facilities
meeting Sport England guidonce, the following isaues have been dentifiect

» Cricket Square; & two pitch (wicket) cricket square s proposed. However, the
ECE has acvised that tha overoge sguaora size s 10 pitches and the minimum
that they would accept is o 6 pitch sguare, Each pitch on a cricket sguara can
only beusad a limited numiber of times per cricket socson without affecting its
quality which is why cricket sguores hove o large number of pitchaes inorder to
ke It vioble for o club or operator to use ond mointein o tacilty on a
sustainabée bosis. The ECH advize that o good quality well mantained cricket
piteh wauld be able to take & matches per seasen 50 two pitehes wauld only
herwe eapocity for up e 10 motches per seoson. Ghve that ericket clubs can
typicolly hove up to three home motchas o week batwesen April ond
September, o two piteh square would clearty foll well short of what would be
neaded to meat a cricket clubs needs over a season. A two pitch square
wiokd not justify the capital costs ossocioted with providing the pitches tha
cutfield or the clubhouse in the first ploce but just as sig nificont, the costs of
rmErtcning o cricket square and outfield con be significont and ore not
prepostionate to the rumiber af pitches in the square. it would therefore be
financially unviable for a club or facility cperator to maintain a two pitch
sguwars to the nequired standard given the limited use that could be mode of it
and congequently tha limited income thot could be genoratod from its use to
cover these costa. Soffron Walden Crickat Club (who would be expectad to be
tha user of the facility) has olso odvised that o F pitch square wauld not ba of
use to tham.
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Thi ECB hase acvizsed that they consider thot sufficient spoce exists to
opcommodota ot least a § pitch squore and retain the two football pitches,
Thie ECRS advice 1o address this 1S lor o spors turl consultant to be appoanted
to undartoke o feosibility study to ossess how mony crickset pitches could be
farovicad an the site while still allewing far an ECR compliant outfiold ond
footall pitches which meet the FA's recommended dimensions. In odditon to
o B pitches for odult use, o non-turf pitch (ortificiol wicket] showd be provided
alangsde the natural turl pitebes 1o suppor juniar eriak el and training usae

As shown in the cerial photogroph n onnex 3 to this response, when the schocl
wids cpen o crlcket sguane with up to T pitches wos prowided. The proposal in
its currant form would not thaerafore be equal to the cric ket provision
historicoly ovailobie os suggested by the applicant in poragroph 618 of the
Planning Statement. While botih Sport Emgland and the ECE would be willing to
occapt o smaller squars than that whickh wos pravioushy marked out it would
hewve 1o b longe enough te mest the needs of o user and be tinancially
sustainabde to maintoin.

» Footbol Pitches 1t would not be possible to nork out o full size adult feotball
pitch on an eost-west ongntation os indicated on the Proposed Site Loyout
dronwing if the site is to be used for aricket os a football piteh cannot be marked
out over a cricket square clue to the need to protect the cricket pitches from
charncge during the off-seasan Neither tha Footboll Foundation or the ECE
wisdild support this propesal The adult football piteh markdngs ehould
tharafora be rermowved from the plon. The site would onby howve potential
tharefore 1o be used for youth of mini football pitches. I the ericket squorea is
axtended oz odvocated above then it will b2 necessary to ensure that ™l and
vl youth featball pitches can still be occommodated on the Site in
oocordance with the Football Assoclotion's recommended dinenslons,
Howiaver, it should be noted os sat out in the seporote representations mods
by Salfron Welden Cammunity Football Club that tha bae pitehoes proposoed
wiold e of limited use for meating the club's neads as thair need is for bwo
larger odult or youth Thil football pitches thet could be overmarked for smaller
[itihis,

# Ploryirag Pitoh Canstruction: Mo playing piteh feosibiity st udy has been peepared
to support the planning applcotion ta identity the lssues that would need to be
oddressed bo reinstate tha site to playing pitch use. While the site provided a
high quality playing fleld wihan last in use, it has not been maintalined s a
playing field for over ¥ yeaors ond the southemn part of thea playing fiald has not
been used for o oricket square before. Consideration will need 1o be given to
matters such s grodients, scils, drainage and surface preparation to nform
thez works required to provide a fit for purposs reinstated playing field in
proctice. Whila a feasibility study to consider these matters con be securad
throwgh o plonning condition, it is recommeaended that o study is preparsd ot
thiss stage to inform the works required and the astimatad oosts, This is
especially inmportant if cut and fill levelling works or the | nstollation of primary
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drainoge systom oro idontifiod as boing roguired to make the pitehos fitfar
purposa It is therofore requestad that a playing pitch feasibility study is
prepared which could alsa oddress the issues identified obove reloting to the:
cricket equare ond the football pitches. Sport Englond's Motural Turf for Sport

design guidance httpelvwwwsportenglond crglguidence-and-

y lannira desigre-no-c X
provides achios on feosibilty studies. Exomples of feos bility stucles and
consultants thot prepare tham con be provided to the opplicant upon requaest.

Ciwbhouse Dasign: Tha deszign and loyout of the clubhouse |z broodly
supponted by Span Englond, the Foatball Foundation and the ECBas it is
consklered to substentialy accord with surrent design guldanss published by
the three bodies. It showld be emphasised though that the benefits of
providing o good quality pevlion would be undermined if the footbollcricket
pitzhas ware not responeive to the neads of users becousse this meoy reeult in
the pavilion being undenised which in tum would offect the sustainability of
tha povillon Howeawar, it is requaated thot considanition ba givan to tha
following mattars before the opplicotion is determined 1o enswre that itis os
responsive 05 passible to user needs;
- Kitchen: Consideration is requested to be given to whether the kitchen
could be bootod somoeswhene also to ollow an ctermol Sering hotch o
avoid playing fiekd usars having to entar the poviion to get refreshmante

Lockers: The lockars should be contained in the chargirg rooms if possible.

Bol Strike figk, Sensitive wses such as dwallings, reads and public open spaces
ore at risk of bol strike from o playing field. with consequerntiol risk of harm to
proparty and/er persans and henss o patential future Bability far tha site
cparatonownar, that in extremes could set at fisk the contiruance of sport at
the site. Davelopment within o 'strike zone'is potentiolly prejudicial to the use
of thix ployirng fiokd os dotailed in porograpn 13 of the obove Sport England
palicy. The prejudicial impact en the use of a playing field by residential
cavelopments adjoining ploying fiskds hos boen estobished through the
courts in tho case of Eost Meon Forge ard Cricket Grourd Protection
Associction v Bost Harmpshire Diatrict Council [2004] BWHC 3543 (Admin) {31
Ctober 2004 In the East Meen cose, an essessment unsdertaken an bebalf of
the Cricket Club found thot cricket bolls commaniy trovel in excese of 70
meetras, at all levels and abilities. It was found te beunrecssonable to expect
residents to live bebnd shuttens during summer weekencds or 1o stoy out of
thedr gordens or owoy from other amenity oreos. Acditionally, the occupaorts
ool visitors bcdmnlh'lgs will ba ot risk of irl.}ur'r wihigm nntnrin-g ar In:n.-'rlg
prerrimes during crickat Mmotches. N o more recent Gose in 200, planning
parmikeion was quashed by tha High Court for o developmant in Brodford
odjocent to a ericket ground whone ball strika was not a dequotely oddrossed
[Tha Trustees af tha Crossflatts Cricket Chub v ity of Bractord Metropolitan
Council {2 Dacamibar QMIJ:I. The reasons for guashing this permiszion ware thot
the Defersdants deeision to grant planrmg parrmissien provided legally
Inadeguate reasons for deporting from the expernt advice received inrelation
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to thee risk of Ball-strike: and tha Defersdamt failed (o hoves rngl:rd ta othor
significant matarial considerations which had been raised by Sport England
obout the likely effect of the propesed devalopmeant on the Claimant crickat
elub bieing (armongst other matters] health ond sofety conoers frem bell
strika.

No informiation hos been provided in support of the opplicotion which
oddresses the izswe of ball strike. The applicant will tharafore need to
undertake a ball strike risk assessment te assess if ball strike is likely to be an
lzsua for both ericket and footboll IF it |s identified o3 an issue, then appropricta
bl strike mil!igutiun wwill neeed o b ptwil:lud Basoed Lgn any risks iclortified,
The plonning application introduces o nes ogent nfchﬂng&'and theratare the
applicant will need to oddress tha issue of ball strika throwgh a risk ossassment
to idantify if ball strike is a sk that needs to be oddressad through appropriate
ball stop mitigation. The requiremaeant for o boll strike rek ossesameant and any
associoted ball stop mitigation required & in occordonce with Paragroph 193 of
the MPPF. Whila the detnils of any required ball stop netting/fencing could be
dealt with by woy of o planning condition, Sport England is aware from
axparince alsewhors that tha ball stop nettingfencing con be up to 38 mietres
Inhelght and this hos coused concern for the Local Plamning Aathaority o
Plenning Inspactorate from an amanity perspective. For this recson, Sport
Ergland cansiders that the matters of the design, specification and height af
any required ball stop mitigation should e resalved prior to parmission baing
granted in ardar for it to bae occoptable,

Tha foct that this area is on existing playing field doas not negote the nesd for
a ball strike risk cssessment to be undefaken. This part of the Friends Schoal
plarying fields hos not been used for cricket before whickh poses o greater risk
than othar sports due to the relative spead and distanca that cricket balls
treeal. Furthermors, the proposal introduces dwallings and oocess roads
immediately to the north of tha ploying field area which would posa o potertial
risk umillice the current use of this area os a playing feld. As set out paragroph
8:21 of thia Plonning Staternent, the propeacd would also make the tree belt
immediately to the aost of the playing field availabla for public access for tha
first tirme which would intreduce a new sk that previously would not hoave
auiatacl

A el strike risk ossessment. undertaken by o suitobly guolfied consulttant, that
axamines tha ball trajactory for bath crickat and foothall should tharafora ba
undertoken Sport Englond con pravide odvioe on consultants thot undertoke
ol strike risk assessments. If ball strike = identified as can isaue that requires
mitigation, than detoils of the design, specification and loyout of any ball strike
mitigation (for example ball stop fencing or netting) should be provided, This
should also include details of how oiny ball strike mitigotion will be managed
and maintaingd,

Car Parking: The provision of a 30spoce cor park to support tha use of the
retained playing fleld s walcomad in principle by Sport England and the
governing bodies as this will ba essenticl to support the oparation of tha
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Fllu',ling fiedled irn ml:l:ngni‘tiun thet tha 'n:lw:rr' tesarms, afficicls and sormo mormbsars
of the hame tean thot use the playing fiesd will not resida in the Saffron
Waldan arga and will tharefora likely to nesd to travel to the site by car. Mo
eammant s made o whother 30 spases is an appeapilote level ol perking
proviekon ae this is o matter for the Planning Inapactorate and other consultees
to considar,

Howigrvar, concarn is raised about the proposol aet out im paragroph 645 of tha
Planning Statement for the parking spoces to be wtilised by visitars ta the
devaloprmant as wall oz users of the playing fislg/clubhouss. Pricsity for thase
parking spoces will noaed to b given to users of the ploying field{chbhouse
during perods whan thase facilities are (nuse which will e weekands and
avanings. Without this, the parking spaces ara likely to e occupied by
residantsfvisitors inwhich cose playing fisld/clubhouse usars would have ta
poark within the surrounding ressdentiol orea. Gheen that peak tme porking
demand for the playing fisldiclubhouss is liksly to be the saomas os parking
dermdarnd for rBEh:IEI‘ﬂ:B,ME:II:DﬂS of the residential devalsprment it is uncladr how
the car pork could be effectively sharad in proctice. if the level of parking
proposed within the develapment is considarad inadeouata withaut the
shorad use of this cor pork then an altermotive parking solution will need to be
idkantified to cvoid o porking overspill Bsue arising in proctice. Regardless of
this, & parking monagement seherme {details of which could be secured
through a planning condition) should be implemented to ensure that users of
tha phaying fisld/clubhousa have pricrity aver tha use of the car park during
poak perods af use

Plenying FielefCiubhouse Manogement ong Maintenanee: Mo detoils appear to
have been provided of how the playing field ond clubhouse could ba
maneged in practice or what seourity of tenura the operator would be offarsd.
Whilles the full datails of this con be seeured thraugh a planning abligetion,
20ma in principle proposale or options would have beem expacted to have
boen autined in order to damanstrata that the faoility will be sustoinetsbe in
proctice to operate egpecially in the context of the facllities being presentad
by the applicant in paragraph 7.5 of the Planning Statement os o key banefit of
tha seheme that sheuld be given significant weight in the planning balonee,

Core Policy 670 of the Utlesford Looo Plan (PubBoation — Regulation 18 varsian)
sets out Uttlesford District Councils latest approach (o open space
manogemant which priortises townjparish councils foll owed by the District
Counail and finally manogament by the developer or a private monagemeant
company. At the very leost, it ehould be confirmed that the applicant or a
manogemant compony appaointed by the opplioant woald be willing to
manoge he facllites if the local outharities do not ocoept a transter,
Furthermore, it should be confirmed thaot a commuted maintenonce poyment
weald be mads to a local authority f they ocooptad a transter in arder to
aneure that the foclities con be eustainably cperated. Without such o
paymant it is considersd unlikaly that Soffron Waldan Town Council or
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Uttlestord District Council would consider the principle of aocepting the
transter of the facllites.

w Ploying Fisla/Ciubhouse FPhesing and Daelivary: Mo detoils appeor to bowve Beosn
provicled about thea timing of the delivany of the resnstated ploying fislkds and
new clubhouss/parking. Notwithstording Sport Englond's position on the lass
of the playing fiekds to residential, if these proposals are being put forsvard as
mitigation for the koss of playing fialds and os a key social banefit of the
seherne then their defivery will need to be seeured thraugh any planring
permission within an appropriate timescale. Sport Englond's policy approach
te the dedivery of playing field mitigation projects as sat cut in parograph 81 of
the above palicy is that provision should be avallabke for use prios to the
implamentation of any development affacting the existing area of playing fiald
inarder to secure continuity of use ond certainty of re-provision, & scenorio
whera the resldenthal developrnent s constructed and cccupled and the
sports foeilities ore not implemented neads to be avoided os it moy be difficult
for the local plarming outhority to toke effective action to ensure dalivary in this
situation

Sport England's Poasition

Given the above assessmment, Spart England raises an ebjection to the applicaticn
because in its current form itis not consicened to eccord with any of the
exoaptions to our Flaying Fialds Palicy or paragraph 103 of the NPFF dus to tha logs
af plerying fields. In addition to thiz in principle abjecstion to the apalisation thare
arg a rumiber of motters thot need to be considered and addrassed in ralation to
thix dasiggn, lensaut, oparation and delivery af the ar-site spars facltios that are
proepoead inonder to mdake theen fit for purpose, responsive to cormmunity needs
and sustainable to oparate.

Cptiors for oddressing the objection ara imited on this occosion due to the scole
of the koss of playing fields, Tha only cleor opticn would be for thae opplicont to
make direct replecement playing fiekd provision off-slite in occordance with
exoaption 4 of our policy e.g. an existing playing field in Soffron ‘Walden couwld be
extendec] or o new playing fekd crected to mitigote the imgoct but it s
acknowledged that epportunities for this in the local area are known to be limited
or non-axistent hance the need to probect the site. Any on-site mitigotion solution
weold nesed a miuch lorger proportian of the playing felds to be reinstated and
weoald need to e combined with o finonciol contribution being secured towords
the delivery of off-site playing Tield mitigotion projects in order 1o mitigate any
residual loss of ploying fields. Howewver, this would eithar require o new planning
application or major emendments to the current opplcotion would be hoppy to
digeuss sueh opticns with the applicant,

Without prejudice to the above pasition, if the Flanning Inspectorate s minded to
approve the applicotion in its current form contrary to the above odvice, it is
requested that the epporunity be ellered (o previde advice on the sswes ot
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neod to be addrossod through o plonning chligotion and /o plarning conditions
before the opplication is determnired This ks requested in order to help enesura that
the or-site: sports fociities thot ore provided ore os fit for punpose os possible
although it iz strongly covocated thot the koues identified above relating to tha
design, layout operction and delivery of these facilities ore considered and
addressed as far as possible in the first instance for b recasans axplained

If you would like any further information or odvice, please contact the undersigned

UTT/24/1144/FUL TBC

UTT/24/0897/DFO RECOMMENDED NORTHSIDE PHASE 2 CONDITIONS
UTT/24/0902/DFO

UTT/24/0904/DFO Phase 2 Northside 1-4 Option recommended conditions
UTT/24/0906/DFO

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
PLO3, 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.

27




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)

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

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.

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.

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
GENZ2 (adopted 2005) and the NPPF.

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
GENZ2 (adopted 2005) and the NPPF.

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

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.

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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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.

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
GENZ2 (adopted 2005) and the NPPF.

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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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.

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
GENZ2 (adopted 2005) and the NPPF.

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

Cycle parking

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 PL0O3, 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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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

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.

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.

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
GENZ2 (adopted 2005) and the NPPF.

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
GENZ2 (adopted 2005) and the NPPF.

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

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

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

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.

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
GENZ2 (adopted 2005) and the NPPF.

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
GENZ2 (adopted 2005) and the NPPF.

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
GENZ2 (adopted 2005) and the NPPF.

NORTHSIDE PHASE 2 ADDENDUM

Email 1
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From: NATS Safeguarding

Sent: 11 September 2024 09:40
To: Maria Shoesmith

Cc: NATS Safeguarding

Subject: [External] >> RE: Phase 2 Northside applications options 1-4 UTT/24/0902/DFO,
UTT/24/0904/DFO, UTT/24/0906/DFO and UTT/24/0897/DFO

Maria,

NATS are happy that condition 53 is functionally equivalent to the condition proposed in the
email and therefore if this is already in place we do not require a additional condition.

Regards, Alasdair

NATS Safeguarding

Email 2
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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.

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

Thankyou,
Diane

Diane Jackson - MAG Group Aerodrome Safeguarding

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
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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 fagade, 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 facade, 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
facade(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 (iij) 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 Il listed building at Thatched Cottage..’

4. Paragraph 6.1 the Relevant Site History references application UTT/23/0493/0OP, 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.

46



