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1. EXECUTIVE SUMMARY 
  
1.1 Outline planning permission is sought by the applicant (Mr Ben Curtis and 

Ms Hannah Ward) for the erection of up to 5 no. dwellings with all matters 
reserved apart from access at the site known as ‘Land At Holders Green, 
Holders Green Road, Lindsell’.  
 

1.2 The site comprises a rectangular parcel of arable land of around 0.6 
hectares, at Land at Holders Green Road outside of the development 
limits of Lindsell. 

  
1.3 The proposals form part of wider developments at the application site, 

which are subject of separate applications. Ultimately the proposal 
appears cramped within the plot and, effectively urbanises the entire site. 
Thus, the proposals are to the detriment of the intrinsic countryside 
character. 

  
1.4 Therefore, on balance, Officers take the view that due to the adverse 

impacts of the proposal, these ‘significantly and demonstrably’ outweigh 
the benefits of the proposed development. 

  
  



2. RECOMMENDATION 
 
That the Strategic Director of Planning be authorised to REFUSE 
permission for the development subject to those items set out in 
section 17 of this report . 

  
3. SITE LOCATION AND DESCRIPTION: 
  
3.1 
 
 
 
 
3.2 

The area of land subject to this outline planning application relates to the 
land known as ‘Land at Holders Green, Holders Green Road, Lindsell’. 
The extent of the application site is as shown by the land edged in red on 
the site location plan submitted in support of this application. 
 
The site is located on the north side of Holders Green Road just to and 
outside any defined settlement boundary limits. The topography of the site 
is generally level and is approximately 0.6 of a hectare in size.  
 

3.3 
 
 
 
 
 
3.4 

There are dwellings located to the south of the site, within these dwellings 
there is one individual dwelling and another four dwellings of which were 
granted and developed recently. Further dwellings continue to the south. 
There are additional dwellings the opposite side of the road, which 
continue to the north.  
 
The application site is generally set in a semi-rural area with residential 
dwellings consisting of a mixture of forms, sizes and scale located to the 
north, south and east. Large arable fields used for agriculture are located 
to the west.  
 

4. PROPOSAL 
  
4.1 Outline application with all matters reserved for the erection of up to 5 

no. dwellings. 
  
5. ENVIRONMENTAL IMPACT ASSESSMENT 
  
5.1 The development does not constitute 'EIA development' for the purposes 

of The Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017. 

  
6. RELEVANT SITE HISTORY 
  
6.1 No site history identified on site.  
  
7. PREAPPLICATION ADVICE AND/OR COMMUNITY CONSULTATION 
  
7.1 No pre-application advice sought. 
  
8. SUMMARY OF STATUTORY CONSULTEE RESPONSES 
  
  



8.1 Highway Authority 
  
8.1.1 No objections to the proposal.  
  
9. PARISH COUNCIL COMMENTS 
  
9.1 No comments received. 
  
10. CONSULTEE RESPONSES 
  
10.1 ECC Place Services Ecology  
  
10.1.1 Holding objection due to insufficient ecological information on European 

Protected Species (Great Crested Newt and bats) and mandatory 
biodiversity net gain 

  
10.2 UDC Environmental Health 
  
10.2.1 No objections subject to conditions relating to contaminated land, 

construction impacts and external lighting along with informative notes 
that the applicant should adhere to.  

  
10.3 ECC Place Services Archaeology 
  
10.3.1 No objection subject to conditions relating to a submission of a 

archaeological investigation, written scheme of investigation (WSI) and 
post excavation assessment.   

  
11. REPRESENTATIONS 
  
11.1 Site notice/s were displayed on site and 16 notifications letters were sent 

to nearby properties.  
 

11.2 Support  
  
11.2.1 N/A 
  
11.3 Object 
  
11.3.1 • Not a wide road for passing vehicles 

• Highway safety 
• Light pollution 
• Doesn’t set a precedent  
• Impact on character and appearance of the area 
• Noise pollution 
• Odour from bins 
• Out of character for area 
• Insufficient utilities 
• Lack of sustainability 
• Impact on wildlife  



• Lack of utilities  
 

11.4 Comment 
  
11.4.1 The concerns raised on access/highway safety, overdevelopment, impact 

on the countryside is addressed in the main body of this committee report.   
  
12. MATERIAL CONSIDERATIONS  
  
12.1 In accordance with Section 38 (6) of the Planning and Compulsory 

Purchase Act 2004, this decision has been taken having regard to the 
policies and proposals in the National Planning Policy Framework, The 
Development Plan and all other material considerations identified in the 
“Considerations and Assessments” section of the report.  The 
determination must be made in accordance with the plan unless material 
considerations indicate otherwise.   

  
12.2 Section 70(2) of the Town and Country Planning Act requires the local 

planning authority in dealing with a planning application, to have regard 
to  
 
(a)The provisions of the development plan, so far as material to the   
application,: 
(aza) a post-examination draft neighbourhood development plan, so far 
as material to the application,  
(b) any local finance considerations, so far as material to the application, 
and  
(c) any other material considerations. 
 

12.4 The Development Plan 
  
12.4.1 Essex Minerals Local Plan (adopted July 2014) 

Essex and Southend-on-Sea Waste Local Plan (adopted July 2017) 
Uttlesford District Local Plan (adopted 2005) 
Felsted Neighbourhood Plan (made Feb 2020) 
Great Dunmow Neighbourhood Plan (made December 2016) 
Newport and Quendon and Rickling Neighbourhood Plan (made June 
2021) 
Thaxted Neighbourhood Plan (made February 2019) 
Stebbing Neighbourhood Plan (made July 2022) 
Saffron Walden Neighbourhood Plan (made October 2022) 
Ashdon Neighbourhood Plan (made December 2022) 
Great & Little Chesterford Neighbourhood Plan (made February 2023) 
 

  
13. POLICY 
  
13.1 National Policies  
  
13.1.1 National Planning Policy Framework (2024) 



  
13.2 Uttlesford District Plan 2005 
  
 S7 The Countryside  

GEN1 Access  
GEN2 Design  
GEN3  Flood Protection  
GEN4  Good Neighbourliness 
GEN5 Light Pollution  
GEN7 Nature Conservation 
GEN8  Vehicle Parking Standards 
ENV3  Open Space and Trees 
ENV13 Exposure to poor air quality 
ENV14 Contaminated Land 
H10 Housing Mix 

 
13.3 

 
State name of relevant Neighbourhood Plan in this title 

  
 There is not ‘made’ Neighbourhood Plan for the area.  

 
13.4 Supplementary Planning Document or Guidance  

 
 Uttlesford Local Residential Parking Standards (2013)  

Essex County Council Parking Standards (2009)  
Supplementary Planning Document- Accessible homes and play space 
homes Essex Design Guide  
Uttlesford Interim Climate Change Policy (2021) 
Uttlesford District Council: District-Wide Design Code (June 2024) 

  
14. CONSIDERATIONS AND ASSESSMENT 

 
14.1 The issues to consider in the determination of this application are:  
  
14.2 A) Principle of Development 

B) Design Character and Layout  
C) Residential Amenity  
D) Highway / Pedestrian Safety 
E) Biodiversity, ecology and landscaping 
F) Contaminated Land 
 
 

14.3 (A)  Principle of development  
  
14.3.1 
 
 
 
 
14.3.2 
 

The application site is located outside the development limits of Lindsell 
within open countryside and is therefore located within the Countryside 
where policy S7 applies. 
 
This specifies that the countryside will be protected for its own sake and 
planning permission will only be given for development that needs to take 
place there or is appropriate to a rural area. Development will only be 



 
 
 
 
 
 
 
 
 
14.3.3 
 
 
 
 
 
 
14.3.4 
 
 
 
 
14.3.5 
 
 
 
 
 
 
14.3.6 
 
14.3.7 
 
 
 
 
14.3.8 
 
 
 
 
14.3.9 
 
 
 
 
 
 
 
 
 

permitted if its appearance protects or enhances the particular character 
of the part of the countryside within which it is set or there are special 
reasons why the development in the form proposed needs to be there. 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. It is not considered that the 
development would meet the requirements of Policy.  
 
S7 of the Local Plan and that, as a consequence the proposal is contrary 
to that policy. The proposal cannot be tested against a fully up-to-date 
Development Plan, and the Council are currently unable to demonstrate 
a 5-year housing land supply. In either scenario or both, in this case, 
paragraph 11 is fully engaged along with the "tilted balance" in favour of 
the proposals. 
 
Paragraph 11 requires the decision maker to grant planning permission 
unless having undertaken a balancing exercise there are (a) adverse 
impacts and (b) such impacts would ‘significantly and demonstrably’ 
outweigh the benefits of the proposal. 
 
The “Planning Balance” is undertaken further below, but before doing so 
we have undertaken a wider assessment of the proposal against all 
relevant considerations to determine if there are impacts, before moving 
to consider if these impacts are adverse and would ‘significantly and 
demonstrably’ outweigh the benefits of the proposal in the planning 
balance. 
 
Suitability and Location  
 
Below are examples of residential development approved/ refused within 
Holders Green Road. For the purposes of this assessment, this 
assessment will focus on the recent appeal decisions at Daisley House 
and Homefield, both adjacent to each other along Holders Green Road.  
 

• UTT/23/2874/FUL – Daisyley House, Holders Green Road 

Erection of 3 no. dwellings with access from Holders Green Road together 
with parking, landscaping, and associated works. Refused on 11.06.2024 
and Allowed at appeal (APP/C1570/W/24/3349850). 

Below is a site plan of the appeal site at Daisyley House situated south-
east of this current application. Regarding the site layout, the Planning 
Inspectorate found that the proposed development would be ‘well within 
the existing cluster of development along Holders Green Road… and 
would not intrude into the open countryside to the east since the 
development boundary of the site along with those to the north and south 
would provide a distinct cut-off. Thus, the character and beauty of the 



14.3.10 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
14.3.11 
 
 
 
 
14.3.12 
 
 
 
 
 
 
14.3.13 
 
 
 
 
 
14.3.14 
 
 
 
 
 
14.3.15 
 
 
 
 
 

countryside would be protected, and a contribution would be made to the 
vitality of nearby rural communities.’ 

Figure 1: Appeal site of Daisyley House, Holders Green Road 
(UTT/23/2874/FUL) 

The Inspectorate found no concerns on accessibility noting that ‘the travel 
options and use of private cars would be little different in the case of 
residential occupiers of the proposed houses, compared with those living 
within the development limits of Lindsell and other villages in the district.’  

Lastly, the Inspectorate concluded that ‘the site is suitability located for 
the proposed development taking account of its location, its effect on the 
character and appearance of the area, and its access to services and 
likely modes of travel. It would not make a harmful impact upon the rural 
character and appearance of the area. In particular, the proposal would 
not significantly harm the intrinsic character and beauty of the 
countryside.’ 

Taking the above into account, the appeal site at Daisyley House was not 
in conflict with Policy S7 as no harm to the impact on the countryside was 
raised at appeal given the location of the dwellings proposed situated 
within a cluster of residential dwellings and its accesses to services and 
likely modes of travel, therefore appeal was allowed in this regard.  

• UTT/23/0306/OP - Homefield, Holders Green Road 

Outline planning application with all matters reserved except access for 
residential development comprising 5 no. units with associated amenity 
space and parking. Refused 27.09.2023 and Dismissed at appeal 
(APP/C1570/W/23/3334475). 

Homefield located south-west from the application site and is opposite the 
recent appeal site at Daisyley House. The concern here was that the 
Planning Inspectorate found the site layout of the proposal was in conflict 
with the first part of Policy S7 relating to infilling, noting that ‘it could not 
reasonably be described as infilling, given the absence of a continuous 



 
 
14.3.16 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
14.3.17 
 
 
 
 
 
14.3.18 
 
 
 
 
 
 
14.3.19 
 
 
 
 
 
 
14.3.20 
 
 
 
 
 
14.3.21 
 

building line.’ The Inspectorate attached little weight to the conflict with 
the first part of Policy S7.  

 

Figure 2: Appeal site of Homerfield, Holders Green Road (UTT/23/0306/OP) 

The second part of Policy S7 relates to the visual appearance of the 
countryside. The Inspectorate found that the proposal complies with the 
second part of Policy S7 noting that ‘the site is well contained by verdant 
and mature boundaries, which limit surrounding visibility and limit the 
perception of the proposal encroaching into the open countryside 
beyond.’ 

Regarding Policy H9 relating to housing need, the Planning Inspectorate 
gave substantial weight noting that ‘the adverse impact of granting 
planning permission has been found to be the lack of any affordable 
housing contribution, or suitable justification for its absence. This would 
undermine the national objective to address the need for different types 
of housing. The effects of this lack of provision would be significant and 
long lasting, and would be in conflict with the Framework.’ 

No harm to accessibility was identified from the Planning Inspectorate as 
it was noted that ‘there is a bus service which operates through Lindsell, 
albeit limited, as well as a school bus service. There are, therefore, some 
alternatives to private car use available and the Highways Authority have 
recommended a condition requiring the distribution of travel packs to new 
residents to encourage use of sustainable transport.’ 

When looking into the public benefits, whilst benefits were identified i.e., 
four net contribution to the housing stock, economic and ecological 
benefits, the Inspectorate found that the weight of the benefits arising from 
the appeal scheme would be modest, given the scale of the proposal. 
therefore, appeal was dismissed.  



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
14.3.22 
 
 
 
 
 
14.3.23 
 
 
 
 
 
 
14.3.24 
 
 
14.3.25 
 
 
 
 
 
 
 
 
 
 
 
14.3.26 
 

Below are other examples of residential development approved within 
Holders Green: 

 
• UTT/22/1946/FUL - Templars Farm, Holders Green Road - 

Erection of 4 no. two-storey detached dwellings with associated 
access, garages, cart lodges, parking and amenities. (Approved) 

• UTT/21/1629/FUL - Land Adjacent Templars Farmhouse Holders 
Green Road - Erection 1 no. detached dwelling, with associated 
access and amenity (amendment to UTT/20/0349/FUL allowed at 
Appeal) – Approved on 07.07.2021 

• UTT/21/2984/FUL - Land Rear Of Templars Farm Holders Green 
Road - Erection of 2 no. two-storey detached dwellings and pair of 
two-storey semi-detached dwellings with associated access, 
garages, parking and amenity – Approved on 22.12.2021 

• UTT/20/2345/FUL - Templars Farm Holders Green Road - 
Demolition of existing two Storey dwelling with the erection of a 
pair of two storey semi-detached dwellings, with associated 
access, parking and amenity – Allowed on Appeal via Reference: 
APP/C1570/W/20/3264890 on 23.06.2021 
 

Taking the above sites into account, the sites are clearly different in nature 
and the assessment of any planning application must accept that each 
site is assessed on its own individual merits and the reliance of one (or in 
this case multiple close sites) whilst a material consideration, cannot be 
used to justify an entirely new site, however close their proximity. 
 
Whilst that the proposal is not promoting the use of sustainable transport, 
the NPPF does acknowledge that ‘opportunities to maximise sustainable 
transport solutions will vary between urban and rural areas’. Taking the 
above into account along with recent appeal decisions it is clear that the 
proposal would not have harm on sustainability or accessibility. The 
proposal would on balance, meet the requirements on location and 
sustainability.  
 
Countryside Impact  
 
Landscape Character is defined as 'a distinct, recognisable and 
consistent pattern of elements in the landscape that makes one landscape 
different from another, rather than better or worse'. The landscape 
character is that which makes an area unique. Landscape character 
assessment is not a tool designed to resist all change within the 
landscape, rather, it recognises that landscapes are continually evolving. 
Understanding of character will aid decision making in the planning 
sphere and can be used to ensure that any change or development does 
not undermine whatever is valued or characteristic in a particular 
landscape. It is linked to the idea of a sustainable environment in which 
our social and economic needs, and natural resources, are recognised. 
 



 
 
 
14.3.27 
 
 
14.3.28 
 
 
 
 
 
 
 
14.3.29 
 
 
 
 
14.3.30 
 
 
 
 
 
 
 
 
 
 
14.3.31 
 
 
 
 
 
 
 
14.3.32 

A core principle of the NPPF is to recognise the intrinsic and beauty of the 
countryside. Paragraph 174 of the Framework further states that the 
planning system should contribute to and enhance the natural and local 
environment by protecting and enhancing valued landscapes. 
 
The character of Lindsell is one of linear development with development 
forming a ribbon pattern of development along Holders Green Road. 
 
The proposed site would allow 5no. new dwellings that can be described 
in cul-de-sac form of development. Indeed, this layout would cover an 
expansive area of parcel of land. However, it should be noted that the 
layout is illustrative, and the final design would be presented at the 
Reserved Matters stage of development. Therefore, whilst a useful 
guidance, this cannot be the sole representation of what the development 
would look like, but a useful indicator.  
 
It is considered that the proposal would upset the balance and introduce 
five new dwellings in an urban form of development that would not fit the 
character and appearance of the rural area that consist of residential 
development that are linear in form.  
 
A total of 5no. residential units proposed would represent an inappropriate 
form of development in the countryside, as the proposal would result to 
an increased urbanisation and domestication of the site. Ultimately, the 
proposal would experience more harms due to the quantum of 
development proposed than other residential development consisting of 
only 3no. units i.e., Daisyley House (UTT/23/2874/FUL). This level of rural 
harm would be both significant and demonstrable and were indicated 
proposed boundary planting to each of the 5no. dwelling plots to reduce 
the visual impact of the development upon the landscape would not 
compensate for this level of harm caused.  
 
The proposal would be akin to more of a housing estate style layout rather 
than a ribbon/linear form of rural development that consists with the rural 
character of the area. It is considered that the creation of 5no. dwellings 
laid out within an expansive area whereby the form of the dwellings, a new 
access point, increase hardstanding would inappropriately increase the 
density of development in this rural location causing demonstrable harm 
to the rural setting. 
 
It is therefore considered the introduction of 5no. dwellings will not be in 
accordance with the environmental strand of the NPPF and would indeed 
lead to significant harm by virtue of encroachment into open countryside 
that will not be outweighed by the positive contribution of housing supply. 
No justified need to have housing on this plot of land have been identified, 
contrary to Policy S7 of the adopted Local Plan and the NPPF 2024. 
 
 

14.4 (B) Character, Appearance and Layout 
  



14.4.1 
 
 
 
 
 
 
 
 
 
14.4.2 
 
 
 
 
 
14.4.3 
 
 
 
 
 
 
 
14.4.4 
 
 
 
 
 
14.4.5 
 
 

In terms of design policy, good design is central to the objectives of both 
National and Local planning policies. The NPPF requires policies to plan 
positively for the achievement of high quality and inclusive design for the 
wider area and development schemes. Section 12 of the NPPF highlights 
that the Government attaches great importance to the design of the built 
development, adding at Paragraph 124 ‘The creation of high quality 
buildings and places is fundamental to what the planning and 
development process should achieve’. These criteria are reflected in 
policy GEN2 of the adopted Local Plan. 
 
This is an outline application where appearance, layout, scale, and 
landscaping are reserved matters. The application includes several 
indicative plans that indicate the key aspects of the design and layout 
such as the access and position of housing, and landscape features. The 
density of the site would be approximately three dwellings per hectare. 
 
Whilst the layout of the development is a matter reserved for consideration 
later, the Council must be satisfied that the site is capable as 
accommodating the number of dwellings proposed along with suitable 
space for policy compliant level of car parking, garden, and open space. 
It is concluded that the proposals would likely be able to accommodate 
the required standards, however, this would be addressed when the 
reserved matters applications are submitted if outline consent is granted. 
 
The challenge for designers is to design new characterful buildings which 
reconcile the requirements of a modern lifestyle with the need for 
integration into their context. Successful and appropriate new 
development often has simple proportions and details, based on those of 
their traditional rural equivalent. 
 
No further comment can be provided at this stage. Any design of the 
proposed dwelling should aim to take into account the general design 
principles outlined above as well as those outlined within the Essex 
Design Guide, a non-adopted but useful SPD outlining design guidance 
within Essex. 

  
14.5 (C) Residential Amenity  
  
14.5.1 
 
 
 
 
14.5.2 
 
 
 
 
 
 

Policy GEN2 of the Local Plan states that development should not have 
a materially adverse impact on the reasonable occupation and enjoyment 
of any nearby property as a result of loss of privacy, loss of daylight, 
overbearing impact or overshadowing. 
 
The site is well distanced from neighbouring properties adjoining site 
including the host dwelling and it is not anticipated that the proposed 
development would give rise to any unacceptable impact on the amenities 
enjoyed of these neighbouring properties in relation to privacy, loss of light 
or visual light.  
 



14.5.3 Overall, the development does not harm residential amenities, and 
accords with ULP Policies GEN2, H8, GEN4, the SPD Home Extensions, 
and the Essex Design Guide. 

  
14.6 (D) Highways/ Pedestrian Safety  
  
14.6.1 
 
 
 
 
 
 
14.6.2 
 
 
 
 
 
 
14.6.3 
 
 
 
 
14.6.4 
 
 
 
 
 
14.6.5 
 
 
 

Policy GEN1 of the Local Plan requires developments to be designed so 
that they do not have unacceptable impacts upon the existing road 
network, that they must compromise road safety and take account of 
cyclists, pedestrians, public transport users, horse riders and people 
whose mobility is impaired and also encourage movement by means other 
than a vehicle.  
 
The adopted Council parking standards recommended for at least 1 
vehicle space for each 1-bedroom unit and at least 2 vehicle spaces for 
dwellings consisting of two or three bedroom dwellings and three spaces 
for a four or more bedroom dwelling house along with additional visitor 
parking. In addition, each dwelling should be provided with at least 1 
secure cycle covered space. 
 
Policy GEN8 of the Local Plan states that development will not be 
permitted unless the number, design and layout of vehicle parking places 
proposed is appropriate for the location as set out in the Supplementary 
Planning guidance ‘Vehicle Parking Standards’. 
 
The submitted site block plan illustrate that each plot would provide at 
least 2no. off-street parking spaces alongside adequate space for 
secured cycle and refuse storage would be accommodated. ECC 
Highway Authority were formally consulted and raised no in principle 
objections subject to an informative that the applicant should adhere to.  
 
Therefore, the development meets the Uttlesford Residential Parking 
Standards (2013) and the Essex County Council Parking Standards 
Design and Good Practice (2024) so that the proposal accords with Policy 
GEN1 and the NPPF (2024). 
 

14.7 (E) Biodiversity, Ecology and Landscaping 
  
14.7.1 
 
 
 
 
 
14.7.2 
 
 
14.7.3 
 
 

Policy GEN2 of the Local Plan applies a general requirement that 
development safeguards important environmental features in its setting, 
whilst Policy GEN7 seeks to protect wildlife, particularly protected species 
and requires the potential impacts of the development to be mitigated. 
The NPPF requires development protects and enhances biodiversity. 
 
A completed biodiversity questionnaire, along with bat roost assessment, 
ecological appraisal and biodiversity metric.  
  
ECC Place Services Ecology were formally consulted and raised a 
holding objection due to insufficient ecological information on European 



 
 
 
14.7.4 
 
 
 
 
14.8.1 
 
14.8.2 
 
 
 
14.8.3 
 
 
 
14.8.4 
 
 
 
 
 
 
 
 
14.8.5 
 
 
 
 
 
 

Protected Species (Great Crested Newt and bats) and mandatory 
biodiversity net gain. 
 
No additional information was submitted during the course of this 
application to address the Ecology holding objection. The proposals are 
thereby contrary to Policy GEN7 of the Uttlesford Local Plan and the 
NPPF.  
 
(F) Land Contamination 
 
Paragraph 187(f) of the NPPF (2024) advises that the environment should 
be protected by remediating and mitigating despoiled, degraded, derelict, 
contaminated and unstable land, where appropriate. 
 
Local Plan policy ENV14 ensures that contaminated Land which may 
cause significant harm is mitigated and remediated by way of a site 
investigation, risk assessment, proposals, and timetable for remediation. 
 
This is an outline application where environmental health impact are 
reserved matters. The proposal may result in some noise impact during 
the construction phase, the continued use of the site as residential will not 
result in an intensification of use of significant noise increase, the 
proposed use of the site would be compatible with the neighbouring sites 
and would not have a harmful effect on the amenity of the occupants of 
the proposed dwellings.  

Environmental Health were formally consulted and raised no objections 
to the proposal subject to conditions relating to contaminated land and 
construction impacts along with an informative note that the applicant 
should adhere to. The proposal complies with Local Plan Policy ENV14 
and the NPPF (2024).  

15. ADDITIONAL DUTIES  
  
  
15.1 Public Sector Equalities Duties 
  
15.1.1 The Equality Act 2010 provides protection from discrimination in respect 

of certain protected characteristics, namely: age, disability, gender 
reassignment, pregnancy and maternity, race, religion or beliefs and sex 
and sexual orientation. It places the Council under a legal duty to have 
due regard to the advancement of equality in the exercise of its powers 
including planning powers.   

  
15.1.2 The Committee must be mindful of this duty inter alia when determining 

all planning applications. In particular, the Committee must pay due 
regard to the need to: (1) eliminate discrimination, harassment, 
victimisation and any other conduct that is prohibited by or under the Act; 



(2) advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it; and (3) foster 
good relations between persons who share a relevant protected 
characteristic and persons who do not share it.   
 

  
15.1.3 Due consideration has been made to The Equality Act 2010 during the 

assessment of the planning application, no conflicts are raised 
  
15.2 Human Rights 
  
15.2.1 There may be implications under Article 1 (protection of property) and 

Article 8 (right to respect for private and family life) of the First Protocol 
regarding the right of respect for a person’s private and family life and 
home, and to the peaceful enjoyment of possessions; however, these 
issues have been taken into account in the determination of this 
application  

  
  
16. PLANNING BALANCE AND CONCLUSION 
  
16.1 
 
 
16.2 
 
 
 
 
 
 
 
 
 
16.3 
 
16.4 
 
 
 
 
 
 
 
 
16.5 
 
 
 
 

Although the Uttlesford District Council can demonstrate a 5-year housing 
land supply, there is currently no up-to-date Local Plan.   
 
As a consequence, NPPF paragraph 11(d) is triggered as the policies 
most important for determining the proposal are out of date. NPPF 
paragraph 11(d)(i) is not relevant as there are no policies in the NPPF that 
protect areas or assets of particular importance which provide a clear 
reason for refusing the development. Instead, NPPF paragraph 11(d)(ii) 
states that planning permission should be granted unless any adverse 
impacts of doing so would significantly and demonstrably outweigh the 
benefits when assessed against the policies in the NPPF taken as a 
whole. 
 
Benefits of the development:  

The development would result in the delivery of 5 dwellings. The shortfall 
in housing land supply although is no significant being 3.46 is likely to 
continue for some time with no imminent remedy through the plan-making 
process. The number of dwellings proposed would make a slight 
contribution to boosting the supply of housing locally. Therefore, the 
benefit of general housing delivery is given limited to moderate positive 
weight. 

The development would secure investment and employment at the 
construction phase, to benefit local people and businesses. An increase 
in demand for council services from occupants of the development might 
offset any benefits from increased council tax receipts, but there would 
also be more expenditure in local services and facilities from new 



 
 
 
16.6 
 
16.7 
 
 
 
 
 
 
 
16.8 
 
 
 
 
 
 
 
 
 
 
16.9 
 
 
 
 
 
 
 
16.10 
 
 
 
 
16.11 
 
 
 
 
 
 
16.12 
 
 
 
 
 

residents. Therefore, the economic benefits of the development carry 
moderate positive weight. 

Adverse impacts of the development: 

The development would have a significant negative effect on the 
landscape, character and appearance of the site and surrounding area. It 
would significantly diminish the local value of the landscape and would 
neither protect nor enhance the natural and local environment, in the 
context of the NPPF. It would have a significant negative effect on 
visual impact on the character and appearance of not only the site but 
also the wider countryside and surrounding area. 

This scheme introduces an urbanising form of development reliant on a 
site that has no bearing and relation to the characteristics of the area. 
Whilst indicative, the nature of what is proposed gives some bearing and 
does not form a cohesive pattern and results in an incongruous form of 
development. No justified need to have housing on this plot of land have 
been identified. The proposal would indeed lead to significant harm by 
virtue of encroachment into open countryside that will not be outweighed 
by the positive contribution of housing supply. The proposed development 
would carry significant negative weight.   
 

Summary:  

It is acknowledged that the ‘tilted balance’ identified within the Framework 
is engaged. In the case of this application, this means granting planning 
permission unless any adverse impacts of doing so would significantly 
and demonstrably outweigh the benefits when assessed against the 
policies in the Framework taken as a whole. 

Overall, it is considered that the harm to the openness and character of 
the countryside from the proposal significantly and demonstrably 
outweighs the benefits of the development when assessed against the 
Framework taken as a whole. 

The proposals are contrary to Policies S7 and GEN7 of the Uttlesford 
District Local Plan as Adopted (2005), Section 12 and 15 of the National 
Planning Policy Framework 2024. It is therefore recommended that the 
application be refused subject to the following reasons of refusal. 

 

It is therefore recommended that the application be refused.    

 



 
17. REASONS FOR REFUSAL 
  

 
1 The application site lies outside the defined settlement development limits 

of any village or town as defined by the Uttlesford District Local Plan 2005 
(as Adopted) and is thereby located within the countryside. 
 
The proposal would introduce a sizeable new development to an area of 
open countryside. The proposals by reason of its sitting, scale and layout 
would have a harmful impact upon the rural character and appearance of 
the area.  
 
The proposals would significantly harm the intrinsic character and beauty 
of the countryside resulting in landscape and visual effects and failing to 
perform the environmental role of sustainability, contrary to policy S7 of 
the Uttlesford District Local Plan 2005 (as Adopted) and the National 
Planning Policy Framework 2024. 

  
2 The proposals by way of a lack of information submitted in support of the 

proposals specifically in relation to sufficient ecological information to 
determine whether there would be adverse harm resulting from the 
proposals in relation to Great Crested Newts.  
 
The proposals are thereby contrary Policy GEN7 of the Uttlesford District 
Local Plan (as Adopted) and the National Planning Policy Framework 
2024. 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
Appendix 1 – ECC Place Services Archaeology  
 

 
 
 
  
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 



Appendix 2 – Environmental Health  
 

 
 

 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 



 

 
 
 
 



APPENDIX 3 – ECC Place Services Ecology 
 

 
 
 



 
 



 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 



Appendix 4 – ECC Highway Authority  
 

 


