
UTT/19/1527/FUL  - HATFIELD BROAD OAK

PROPOSAL: The proposal is for the subdivision of existing detached dwelling and 
erection of new single storey side extension to create 1 no. four 
bedroom and 1 no. three bedroom dwellings and change of 
use/conversion of existing coach house/outbuilding to create 1no. two 
bedroom dwelling

LOCATION: Great Chalks, High Street, Hatfield Broad Oak, CM22 7HQ

APPLICANT: Foxley Group Ltd

AGENT: Mr P Cavill

EXPIRY DATE: 12th September. Extension of time 2Oth October 2019

CASE OFFICER: Madeleine Jones

1. NOTATION

1.1 Within Development Limits. Adjacent to Listed Buildings. Part of site within
Conservation Area. Tree Preservation Orders. Protected Open space. Within 500m 
of known Great Crested Newt Colony. Local Heritage List.

2. DESCRIPTION OF SITE

2.1 Great Chalks is located south of the High Street. It is a substantial red brick dwelling 
and has a symmetrical frontage with three gabled projections. There is a detached 
outbuilding to the west. This has a brick elevation with a gabled parapet onto the 
street and white weatherboarding on the long elevation. 
The High Street at this section is predominantly of Georgian character. Great Chalks 
currently has hoarding to the front boundary. 

2.2 There is an existing vehicular access point into the site from the High Street. The 
entrance is gated. The frontage of Great Chalks has metal railings beyond a shallow 
front garden.

2.3 To the east of Great Chalks is a small single storey store.

2.4 There is a large garden to the rear of Great Chalks

3. PROPOSAL

3.1 The proposal is for the subdivision of existing detached dwelling and erection of new 
single storey side extension to create 1 no. four bedroom and 1 no. three bedroom 
dwellings and change of use/conversion of existing coach house/outbuilding to 
create 1no. two bedroom dwelling

3.2 The proposal would include the erection of a single storey side extension to form a 
new entrance and kitchen to serve plot 1. The existing cellar would be converted into 
a games and cinema room. 

3.3 Both properties would have parking provided in the car port approved under 



UTT/18/0386/FUL located to the east of the driveway, set back from the property.A 
further parking space would be created to the north of the car port.

3.4 The existing metal railings to the frontage would remain.

3.5 The rear gardens would have 1.8 close boarded fencing to the rear boundary and a 
new brick wall to the western boundary

3.6 The conversion of the outbuilding would provide a two bedroom dwelling. 

3.7 A private garden would be provided to the rear which would be enclosed with black 
1.2m estate rail fencing and hedging.

3.8 Parking for the 2 bed dwelling would be provided within the car port approved under 
UTT/18/0386/FUL

3.9 The plans have been revised  and now would consist of a new window to be inserted 
to the northern elevation of the outbuilding and alterations to the fenestration to the 
front of the building

3.10 The conversion would also include rooflights to the rear of the roof of the converted 
outbuilding

4. ENVIRONMENTAL IMPACT ASSESSMENT

4.1 Town and Country Planning (Environmental Assessment):
The proposal is not a Schedule 1 development, nor does it exceed the threshold
criteria of Schedule 2, and therefore an Environmental Assessment is not required.

5. APPLICANT’S CASE

5.1 The application is supported by a Design and Access/Heritage Statement ,an 
Arboricultural Report, completed Biodiversity checklist, Ecological Assessment, a Bat 
Survey and a Transport Assessment,

6. RELEVANT SITE HISTORY

6.1 UTT/18/0386/FUL: Demolition of existing out buildings and erection of eight 
detached dwellings and a block of garages. Conditional approval:29.05.2019

6.2  UTT/19/1320/DOC: Application to discharge Conditions 3 (Natural England Licence) 
and 5 (Biodiversity Enhancement Strategy) attached to UTT/18/0386/FUL dated 
29.5.2019. Discharged in full

6.3 UTT/19/1861/DOC: Application to discharge Conditions 6-8 Archaeology), attached 
to UTT/18/0386/FUL dated 29.5.2019. Discharged conditions in full.

6.4 UTT/19/1524/FUL: Erection of detached three bedroom chalet bungalow. Pending 
consideration.

7. POLICIES

Uttlesford Local Plan (2005)

ULP Policy S3 – Other Settlement Boundaries



ULP Policy H9 – Affordable Housing 
ULP Policy GEN1 – Access
ULP Policy GEN2 – Design
ULP Policy GEN3 – Flood Risk
ULP Policy GEN4 – Good neighbourliness
ULP Policy GEN7 – Natural Conservation
ULP Policy GEN8 – Vehicle Parking Standards  
ULP Policy ENV1 – Design of development within Conservation Areas
ULP Policy ENV2 – Listed buildings
ULP Policy ENV13 – Exposure to poor air quality.
ULP Policy ENV3 – Open spaces and trees.
ULP Policy ENV4 – Sites of Archaeological Importance

Supplementary Planning Documents/Guidance

SPD – Accessible Homes and Playspace

Uttlesford Local Parking Standards.

ECC Parking Standards 

National Policies

National Planning Policy Framework (NPPF) (February 2019)

Other Material Considerations

National Planning Policy Guidance (NPPG)
Essex Design Guide
Hatfield Broad Oak Conservation Report.
Local Heritage List

8. PARISH COUNCIL COMMENTS

8.1 I write as the planning lead for Hatfield Broad Oak Parish Council and wish to 
confirm the council's objection to the additional applications listed above. These 
applications must be considered together as they are an attempt to obtain further 
permissions by insidious incrementalism.
We have no objection in principle to the subdivision of the Great Chalks house itself 
into two presidential units, however the addition of a further dwelling in what were the 
grounds of the house is quite simply the over development the planning committee 
was keen to avoid.
Likewise the now intention to turn the building known as the coach house into a 
dwelling is following the path of trying to increase the density of development by 
insidious means.
The planning permission for any development at all on the Great Chalks estate was 
a hugely contested application, with objections from the District Councillors and High 
Street residents groups. Great Chalks was regarded as the green and open 
breathing heart of our village, which has been devastated by the permission granted 
only on the casting vote of the planning committee chairman.
The objections to the original application included the protected open space nature of 
the site, the proposed over-development and the excessive traffic congestion the 
development would induce on our already blocked High Street. These reasons 
remain as valid planning reasons for refusing
these applications.



A further crucial factor is the assurance by officers at the original hearing that if 
application was allowed at all on this site that the limit would be the eight dwellings 
applied for and that no further development would be allowed on this site.
Having obtained the original permission these further applications are simply am 
attempt to add further properties to the site and is just the kind of insidious 
incrementalism UDC has sought to identify and route out in the past and we have 
trust that officers and the planning committee will be
aware and maintain resistance to such tactics by refusing both of these applications.

9. CONSULTATIONS

MAG London Stansted Airport

9.1 We have no aerodrome safeguarding objections to the proposal. 

ECC Highways

9.2 From a highway and transportation perspective the impact of the proposal is 
acceptable to the Highway Authority, subject to conditions and informatives.

ECC Ecology

9.3 No objection subject to securing biodiversity mitigation and enhancement measures.
Summary: 
We have reviewed the updated Bat Survey Report (CSA Environmental, June 2019) 
relating to the likely impacts of development on protected species, particularly bats. 
We are satisfied that there is sufficient ecological information available for 
determination. 
This provides certainty for the LPA of the likely impacts on protected and Priority 
species and, with appropriate mitigation measures secured, the development can be 
made acceptable. 
This includes precautionary working measures for bats during internal works to the 
Main House, installation of bat suitable roofing membranes in the renovated Coach 
house, and bat sensitive lighting. Therefore, it is recommended that a lighting 
scheme should be submitted as a condition of any consent. This should follow the 
Institution of Lighting Professionals Guidance Note 8 Bats and artificial lighting 
(September 2018). We also support the proposed reasonable biodiversity 
enhancements, which have been outlined in the updated Bat Survey Report (CSA 
Environmental, June 2019). This includes the installation of a minimum of three 
additional bat access tiles within the renovated Coach house. 
These proposals will ensure measurable net gains for biodiversity, which will meet 
the requirements of Paragraph 170d of the National Planning Policy Framework 
2019. The reasonable biodiversity enhancement measures should be outlined within 
a Biodiversity Enhancement Strategy and should be secured as a condition of any 
consent, prior to slab level. 
This will enable LPA to demonstrate its compliance with its statutory duties including 
its biodiversity duty under s40 NERC Act 2006. 
Impacts will be minimised such that the proposal is acceptable subject to the 
conditions below based on BS42020:2013. 

Conservation Officer

9.4 The proposed subdivision of existing detached dwelling and single storey side 
extensions is supportable subject the comments made below.
Revisons are required to the conversion of the coach house to make application 



supportable.
Hatfield Broad Oak conservation area which is a designated heritage asset
Great Chalks is a non-designated heritage asset (building on the local heritage list)
The conservation area has kept the strong visual appearance of a historic 
settlement. It has retained its nodal medieval street plan centred on the location of 
the former market place and the Priory which are no longer visible.  It has a varied 
and high-quality building stock dating back to late and early post medieval period.
The historic centre is divided into four broad character areas.
Great Chalks is located between Brick Cottage and Coach House. The property is on 
the local heritage list It is a large three storey house with a stable block and built as a 
rectory between 1837 and 1841.  The property is set back from the road with a 
shallow depth front garden.
The proposed subdivision of the existing dwelling is considered to be supportable as 
there is minimal loss of fabric of significance.
The proposed single storey side extension will improve on the existing timber store 
and will improve the overall appearance.
The conversion of the existing coach is acceptable subject to relocation of the 
rooflight to the rear roof slope.  This will retain the overall appearance of the ancillary 
building in this case a coach house when viewed from the public domain.
The proposals would preserve the architectural and/or historic interest of the locally 
listed building and therefore complies with sections 16/66 of the Act.
The proposals would preserve the character and/or appearance of the conservation 
area and therefore complies with section 72 of the Act.
The proposal would cause no harm to the significance of the heritage asset.
For the reasons given above it is felt that in heritage terms:
The application should be approved subject to the rooflights to the coach house 
being relocated to rear roof slope.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                   

Natural England

9.5 No comment

NATS Safeguarding

9.6  NATS (En Route) Public Limited Company ("NERL") has no safeguarding objection 
to the proposal.

UK Power Networks

9.7 Should your excavation affect our Extra High Voltage equipment (6.6 KV, 22 KV, 33 
KV or 132 KV), please contact us to obtain a copy of the primary route drawings and 
associated cross sections.

Specialist Archaeological Advice

9.8 No conversion or preliminary groundwork's of any kind shall take place until the 
applicant has secured and implemented a programme of archaeological building 
recording in accordance with a written scheme of investigation which has been 
submitted by the applicant, and approved by the planning authority
The Essex Historic Environment Record (EHER) identifies the buildings proposed for 
conversion as a historic workhouse with outbuildings within the centre of Hatfield 
Broad Oak. The workhouse is recorded on the EHER as opening in 1711 by the 
vestry. Cartographic evidence identifies the building as ‘The Vicarage’, evident on 
the First Edition Ordnance Survey map of 1875. The earliest cartographic evidence 
however shows the vicarage building’s outline on the Chapman and Andre map of 



1777 but the workhouse itself had moved by 1766. It is therefore recommended that 
prior to development the building proposed for conversion is ‘preserved by record’ 
through archaeological survey. 
A recognised professional team of archaeologists should undertake the recording 
work. The work will consist of a building record being made of all the buildings 
proposed for alterations. An archaeological brief can be produced from this office 
detailing the work required.

10. REPRESENTATIONS

10.1 This application has been advertised and neighbouring properties notified. 31 
representations have been received. Expiry date 30th August 2019.            . Following 
revised plans being submitted the expiry date was extended to 6th September 2019

10.2 Summary of the issues raised are: 

Impact on character of the conservation Area
Impact on ecology, flora and fauna (including bats and great crested newts). Trees 
that had TPO's have been damage removed or compromised deliberately all in 
contravention of the existing planning permission and all without the council's officers 
intervening and the destruction of habitat of some precious species of animals from 
the site. The badgers lived in the garden for the entire 3 years we were there.Their 
tracks were plain to see and they loved the apples in the orchard and paddock.It's 
good to see that the house will get a makeover but the wildlife must be protected
Pollution
Traffic congestion
Highway safety – vehicular and pedestrian. It is not unreasonable to imagine that 
anyone dwelling in these properties will want to park or at least unload outside of the 
properties, in space which formed an important part of the original application for 
cars to pass side by side as they enter / exit the Great Chalks development.
This would seriously impact traffic flow through the village as it would cause 
congestion at the Great Chalks entrance with cars having to wait in the High ST to 
enter the site.
Access for Emergency Vehicles: During the daily congestion, especially school 
hours, these vehicles could have difficulty in reaching their destination because of 
increased traffic from the Great Chalks development
While Plot 2 house can access their garage via their back garden, Plot 1 house can't. 
Given the pressure of parking on the High Street, I would suggest that Plot 1 be 
given rear access to their garage and parking space otherwise in reality they will park 
on the High Street for convenience, adding to existing congestion.
Parking issues – lack of parking for new dwellings and visitors. There has been a 
50% increase in number of dwellings (from 8 to 12) for this same location, and
yet there has been NO increase in the provision of parking spaces from the original 
application last year.
No extra visitor parking
It would be better for the outbuilding to remain as a garage for the main house
Although not itself listed, the barn is included on the UDC Local Heritage List and is 
within the HBO Conservation Area and makes up one boundary wall of the listed 
building, Brick House.
Approaching Hatfield Broad Oak form the East, this Coach House frames the 
quintessential view of the High Street, looking towards Rundle House with its 
crooked arch, the Village Pump, Cock Inn & Village stores.
Although these proposed dormers are side-on to the road, they would be extremely 
visible at a key vista point. Two large dormers here on a single storey building would 
be overbearing, intrude on the surrounding listed buildings, and have a detrimental 



effect on the neighbouring conservation area.
Out of character with surrounding buildings. There are very few dormers in roofs 
along Hatfield Broad Oak’s High St and these are small scale & proportionate sitting 
as they do high up within the roofs of 2 storey buildings
I respectfully ask the Committee to adhere to the premise that the original application 
was the maximum number of new dwellings, that no additional dwellings should be 
allowed on the same site and so this unsustainable development should be refused.
The original plans were for the former coach house to be sympathetically restored to 
be used for storage for the main house.
This small building has no current window onto the street, nor does it seem to have 
ever had. To put a new window into this building and to put dormers in would change 
it's whole demeanour and alter the conservation aspect of the High Street.
The amendments made to change dormers to conservation roof lights do nothing to 
change the fact that this Coach house was always deemed to be a garden store on 
the original plans.
The facts remain that it will be out of character to the centre of the village to change 
this old stable
By not including this in the first application to build 8 houses, but adding it by 
piecemeal later shows how much this original application hung in the balance.
There are many things shown on this plan which are simply
untrue, no existing window on the front just a hayloft sealed wooden door and no 
existing window on the south side. This misrepresentation has been added to make it 
more acceptable.
Overlooking 
Overdevelopment
The proposed change will have a detrimental impact on our historic village centre 
and conservation area that will never be retrieved.
Inadequate infrastructure 
Unsustainable. Detrimental impact on utilities, water, electric supply and sewage 
network
The site is currently unkempt and an eyesore as the contractor does not clean the 
roads of debris or keep the hoarding designed to minimise impact on the high street 
to the required standard.
Flooding
Bin Collection: Will bin lorries enter the new development? If not, where will bins be 
placed on collection day?
Lack of affordable housing. When and where will these much needed houses be built
The Case Officer previously stated that no additional dwellings would be allowed 
even with a subsequent planning application request
Impact on setting of surrounding Listed Buildings. The request for 2 large dormers on 
the East side which are large in scale and will be visible from the street are 
inappropriate for the location. Although not itself listed, the barn is included on the
UDC Local Heritage List and is within the HBO Conservation Area and makes up 
one boundary wall of the listed building, Brick House.
Materials used for the roof are not in keeping, there is no mention of keeping and 
reclaiming any original peg tiles.
There is no access to the east side of the Coach house to build or maintain it as that 
is on our property.
The addition of yet another three dwelling without adequate parking could drastically 
undermine the fabric of this protected medieval environment.

There has been one representation in support of the application.:

I support the development of Great Chalks house and the Coach House as I feel this 
is the final piece of the jigsaw. This will enhance the street scene of our High Street. I 



feel that if the residents complaining took the trouble to visit previous developments 
by Foxley Builders they will see the high standards and sympathetic developments 
and that would allay any fears.

11. APPRAISAL

The issues to consider in the determination of the application are:

A Whether the principle of the conversion and subdivision are acceptable in this 
location (NPPF and ULP policies S3, H3,H5, H6, ENV3)

B Design, scale and impact on neighbour's amenity and impact on character and
setting of adjacent Listed Buildings and character of the Conservation Area. (ULP
Policies GEN2, ENV2, ENV1, ENV3; ENV13 NPPF & SPD Accessible Homes
and Playspace);

C Highway safety and parking provision (ULP Policies GEN1 & GEN8 & SPD: Parking
Standards: Design and Good Practice);

D Biodiversity (ULP Policy GEN7; NPPF)
E Affordable Housing (ULP Policies H9, GEN6 )
F Flood risk and drainage (ULP policy GEN3; NPPF)
G Other material planning considerations

A Whether the principle of the conversion and subdivision are acceptable in this 
location (NPPF and ULP policies S3, H3,H5, H6, and ENV3  )

11.1 S70 (2) of the Town and Country Planning Act 1990 states that "in dealing with a
planning application the local planning authority shall have regard to the provisions of 
the Development Plan so far as is material to the application and to any other
material considerations". S38 (6) of the Planning and Compulsory Purchase Act
2004 states that "if regard is to be had to the development plan for the purpose of
any determination to be made under the Planning Acts, the determination must be
made in accordance with the plan unless material considerations indicate otherwise. 
Paragraph 2 of the NPPF reiterates this requirement and confirms that the NPPF is a 
material planning consideration.

11.2 The site is within Development limits where policy S3 states that development will be 
permitted if the development would be compatible with the character of the
settlement and its countryside setting. The draft regulation 19 plan also includes the 
site within the development limits of Hatfield Broad Oak. Policy H3 also states that 
infilling with new houses will be permitted within development limits if the 
development would be compatible with the character of the settlement.

11.3 Policy H5 of the adopted Local Plan states that the subdivision of dwellings into two 
or more units will be permitted if the character of the area would not adversely be 
affected. 

11.4 Paragraph 79 of the NPPF also supports the re-use of redundant or disused 
buildings if the development would enhance its immediate setting and also when the 
development would involve the subdivision of an existing residential dwelling.

11.5 The site is in a sustainable location with regard to its location in terms of access to
services, facilities and public transport links. The location of the site is within walking 
distance to the local primary school, the village shop, church, doctor’s surgery, pub 
and bus stops.

11.6 The proposal would deliver two dwellings and as such the proposal would make a 



contribution towards the delivery of the housing needed in the district.

11.7 Part of the site to the rear of Great Chalks is under the current Adopted Local Plan 
identified as protected open space of environmental value. Policy ENV3 states:
The loss of traditional open spaces, other visually important spaces, groups of trees 
and fine individual tree specimens through development proposals will not be 
permitted unless the need for the development outweighs their amenity value.
Although the Regulation 19 draft local plan has limited weight at this time, it is
however, proposed to remove this designation in the current draft regulation 19 Local 
Plan. The removal of the protected open space designation has been made in the 
light on the assessment of the site through the Strategic Land Availability
Assessment (reference 05HBO15). The SLAA states “The site is considered suitable 
because Hatfield Broad Oak is a Type A village and the site is in close proximity to 
the services and facilities. Subject to the retention of the protected trees and 
character of the conservation area being protected and enhanced, this is considered 
a suitable site for development.” The SLAA concludes that, “The site is available and 
suitable and development is achievable subject to the retention of the protected trees 
and character of the conservation area being protected and enhanced. This 
application does not include any built form within the protected open space of 
environmental value, however it is considered that permitted development rights for 
the proposed dwellings should be removed to prevent overdevelopment. 

11.8 Several comments have been received objecting to the proposal on 
overdevelopment grounds and that previously it was stated that no further 
development would be allowed on the site., however this application is for 
subdivision and conversion of existing buildings on the site and their conversions 
would comply with policies S3, H3,H5, H6, and ENV3.

11.9 In view of the above it is considered that the principle of development of the site is 
acceptable subject to other policy constraints.

B Design, scale and impact on neighbour's amenity and impact on character and 
setting of adjacent Listed Buildings and character of the Conservation Area. 
(ULPPolicies GEN2, ENV2, ENV1, ENV3; ENV13 NPPF & SPD Accessible 
Homes and Playspace);

11.10 Local Plan Policy GEN2 seeks to promote good design requiring that development
should meet with the criteria set out in that policy. Regard should be had to the scale 
form, layout and appearance of the development and to safeguarding important 
environmental features in it's setting to reduce the visual impact of the new buildings 
where appropriate. Policy GEN2 also states that development will not be permitted if 
it would have a materially adverse effect on the reasonable occupation and 
enjoyment of a residential or other sensitive property, as a result of loss of privacy, 
loss of daylight, overbearing impact or overshadowing. The development has been 
designed to minimise the potential for overshadowing or
overbearing impacts.

11.11 The site is also within the conservation area of Hatfield Broad Oak and there are 
listed buildings adjacent and opposite the site. Policy ENV1 states that development 
will be permitted where it preserves or enhances the character and appearance of 
the essential features of a conservation Area, including plan form, relationship 
between buildings, the arrangement of open areas and their enclosure, grain or 
significant natural or heritage features

11.12 Policy ENV2 states: that development will not be permitted if it would adversely affect 



the setting of a listed building. Great Chalks is not listed, however there are several 
listed dwellings along the High Street and Cage End. A further material consideration 
is that Great chalks is included wthin the local Heritage List. The proposal would 
cause no harm to the significance of the heritage asset Great Chalks in accordance 
with paragraph 197 of the NPPF. The Local Heritage List document contains a list of 
structures and other assets
which are considered to be locally significant to the character of the area. Assets
were identified as part of the conservation area appraisals and conservation
management plans, as well as those nominated by the public. Each was assessed
and had to meet a set selection criteria to be included on the list. Those selected are 
different to those which are identified by Historic England and included on the
National Heritage List. The purpose of the list is to identify historically and locally
important structures across the district, and celebrate their significance and
contribution to the local distinctiveness of Uttlesford. The document states that the 
railings and walls to the front boundary of Great Chalks are of particular interest. As 
part of this proposal, the railings would be retained. The only changes to the exterior 
of Great Chalks are quite minor. The existing side extension would be demolished 
and it would be replaced with a single storey extension to create an entrance porch 
to serve plot 1and a kitchen.

11.13 In terms of environmental sustainability, it is acknowledged that development on any 
brownfield site would have an impact on the landscape character of the area.

11.14 With regards to the conversion of the detached outbuilding, following several 
comments relating to the proposed dormer windows, and officers concerns regarding 
the extent of glazing to the frontage, revised plans have been submitted. 
The dormer windows have been replaced with rooflights and the excessive glazing 
reduced. Soft landscaping is proposed to the eastern boundary of plot 3’s rear 
garden. Several comments have also been made in relation to the window to the 
front elevation of plot 3 in relation to impact on character of Conservation Area and 
also in respect of overlooking of properties on the opposite side of the road. At 
present the existing elevation is of brick and render and is void of any openings. The 
new window would serve an ensuite bathroom which therefore can be conditioned to 
be obscure glazed to prevent any overlooking of neighbouring properties. It is not 
considered that the window would be so detrimental to the character of the area to 
warrant refusal of the proposal.

11.15 Specialist conservation advice has been sought and she states that she supports the 
proposed subdivision of the existing dwelling as there is minimal loss of fabric of 
significance. She also considers that the proposed single storey side extension 
would be an improvement on the existing timber store. The conversion of the existing 
coach house is acceptable subject to relocation of the roof light to the rear roof slope. 
This would retain the overall appearance of the ancillary building in this case a coach 
house when viewed from the public domain. Further revised plans have been 
submitted moving the roof lights to the rear elevation of the roof.

11.16 All of the plots would have private amenity spaces. The Essex Design Guide 
recommends that dwellings or 3 bedrooms or more should have private amenity 
spaces of 100sqm+.and 2 bedroom properties 50 sqm+. The gardens accord with 
the requirements of the Essex Design Guide 

11.17 The design of the dwellings is considered to be appropriate for this location. A 
landscape buffer has been incorporated into eastern boundary of the rear garden of 
plot 3 and further planting between the car port and the frontage. 



11.18 With the revisions submitted it is now considered that the proposal would comply 
with policies GEN2, ENV1, ENV2 and ENV3.

C Highway safety and parking provision (ULP Policies GEN1 & GEN8 & SPD: 
Parking Standards: Design and Good Practice);

11.19 The subdivision would create a four bedroom dwelling and three bedroom dwellings 
and the change of use/conversion of existing coach house/outbuilding would create a 
two bedroom dwelling. The adopted UDC parking standards require the provision for 
one parking space for a one bedroomed dwelling, two parking spaces per dwelling 
for two and three bedroom dwellings and three parking spaces for three+ bedroomed 
properties and additional visitor parking spaces. Plot one would have three parking 
spaces, plot 2 would have two parking spaces and plot 3 would have two parking 
spaces. There would also be one visitor parking space provided over and above the 
6 provided under UTT/18/0386/FUL. Each property meets the required parking 
standards.

11.20 The access has already been approved under UTT/18/0386/FUL. Several comments 
have been received in respect of highway safety and relating to congestion. 
Accordingly Essex County Council Highways have been consulted and they have no 
objections subject to conditions.

The proposals comply with Policy GEN8 and GEN1.

D Biodiversity (ULP Policy GEN7; NPPF)

11.21 Policy GEN7 and paragraph 175 of the NPPF require development proposals to aim 
to conserve and enhance biodiversity.  Appropriate mitigation measures must be 
implemented to secure the long-term protection of protected species. 
A bat survey, arboricultural report and completed biodiversity checklist report has 
been submitted with the application. The applicants have submitted an arboricultural 
report. There are errors within the report eg it refers to UTT/18/0386/FUL as 
development of 7 dwellings, when in fact it was for 8 dwellings.

 Specialist ecology advice is that they have no objections subject to securing 
biodiversity mitigation and enhancement measures. This includes precautionary 
working measures for bats during internal works to the Main House, installation of 
bat suitable roofing membranes in the renovated Coach house, and bat sensitive 
lighting.  This can be obtained by the use of suitable conditions. The proposal also 
includes installation of a minimum of three additional bat access tiles within the 
renovated Coach house. These proposals will ensure measurable net gains for 
biodiversity, which will meet the requirements of Paragraph 170d of the National 
Planning Policy Framework 2019.
As such it is not considered that the proposal would have any material detrimental 
impact in respect of protected species to warrant refusal of the proposal and accords 
with ULP policy GEN7.

E Affordable Housing (ULP Policies H9, GEN6 )

11.22 There is no policy requirement for the provision of affordable housing in respect of 
subdivision of dwellings or conversions of outbuildings.

F Flood risk and drainage (ULP policy GEN3; NPPF)

11.23 Policy GEN3 requires development outside flood risk areas to not increase the risk of 



flooding through surface water run-off. The NPPF requires development to be
steered towards areas with the lowest probability of flooding. In addition, it should be 
ensured that flood risk is not increased elsewhere. The site is located within Flood 
Zone 1, therefore is a site with the lowest risk of flooding (more than 1 in 1000 
years).

G Other material planning considerations

11.24 There is a further application pending for a dwelling to the south of the application 
site. It is not considered that if that application were to be approved that this 
application would be unacceptable.

11.25 Representations have been received in respect of potential harm in respect of air
pollution. The site is not in an area currently monitored for air quality (AQMA) and
therefore it is not considered likely that the proposal of this scale would result in
unacceptable air quality issues proposal would comply with ULP policy ENV13.

12. CONCLUSION

The following is a summary of the main reasons for the recommendation:

A The site is located within development limits of Hatfield Broad Oak. Policy H5 of the 
adopted Local Plan states that the subdivision of dwellings into two or more units will 
be permitted if the character of the area would not adversely be affected. The 
principle of residential development at this site is acceptable.

B The design is considered to be broadly in keeping with the character of the village
and adjacent Conservation Area. It has been designed to protect the character and 
setting of the adjacent Listed Buildings and would have no material detrimental 
impact on neighbours amenity.

C Sufficient parking provision has been provided to meet the adopted parking 
standards. The proposal would comply with ULP polices GEN1 and GEN8.

D It is not considered that the proposal would have any material detrimental impact in 
respect of protected species to warrant refusal of the proposal and accords with ULP 
policy GEN7

E There is no policy requirement for the provision of affordable housing in respect of 
subdivision of dwellings or conversions of outbuildings.

F The site is located within Flood Zone 1, therefore is a site with the lowest risk of 
flooding

G It is not considered likely that the proposal of this scale would result in unacceptable 
air quality issues

RECOMMENDATION – APPROVAL WITH CONDITIONS

Conditions

1. The development hereby permitted shall be begun before the expiration of 3 years
from the date of this decision.
REASON: To comply with the requirements of Section 91 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 



Purchase Act 2004 in accordance with ULP Policy GEN7

2. All mitigation and enhancement measures and/or works shall be carried out in 
accordance with the details contained in the updated Bat Survey Report (CSA 
Environmental, June 2019) as already submitted with the planning application and 
agreed in principle with the local planning authority prior to determination.

REASON: To conserve and enhance Protected and Priority species and allow the 
LPA to discharge its duties under the UK Habitats Regulations, the Wildlife & 
Countryside Act 1981 as amended and s40 of the NERC Act 2006 (Priority habitats 
& species) in accordance with Uttlesford Local Plan Policy GEN7.

3 Prior to slab level a Biodiversity Enhancement Strategy for Protected and Priority 
species shall be submitted to and approved in writing by the local planning authority. 
The content of the Biodiversity Enhancement Strategy shall include the following: 
a) Purpose and conservation objectives for the proposed enhancement measures; 
b) detailed designs to achieve stated objectives; 
c) locations of proposed enhancement measures by appropriate maps and plans; 
d) persons responsible for implementing the enhancement measures; 
e) details of initial aftercare and long-term maintenance (where relevant). 

The works shall be implemented in accordance with the approved details and shall 
be retained in that manner thereafter.
 
REASON: To enhance Protected and Priority Species/habitats and allow the LPA to 
discharge its duties under the s40 of the NERC Act 2006 (Priority habitats & species) 
in accordance with Uttlesford Local Plan Policy GEN7

4 Prior to occupation a lighting design scheme for biodiversity shall be submitted to 
and approved in writing by the local planning authority. The scheme shall identify 
those features on site that are particularly sensitive for bats and that are likely to 
cause disturbance along important routes used for foraging; and show how and 
where external lighting will be installed so that it can be clearly demonstrated that 
areas to be lit will not disturb or prevent bats using their territory. 
All external lighting shall be installed in accordance with the specifications and 
locations set out in the scheme and maintained thereafter in accordance with the 
scheme. Under no circumstances should any other external lighting be installed 
without prior consent from the local planning authority.

REASON: To allow the LPA to discharge its duties under the UK Habitats 
Regulations 2017, the Wildlife & Countryside Act 1981 as amended and s40 of the 
NERC Act 2006 (Priority habitats & species) in accordance with Uttlesford Local Plan 
Policy GEN7

5 Prior to the first occupation of the development the access arrangements, vehicle 
parking and turning areas as indicated on DWG no. 2723-101 (April 2019), shall be 
provided, hard surfaced, sealed and marked out. The access, parking and turning 
areas shall be retained in perpetuity for their intended purpose. 

REASON: To ensure that appropriate access, parking and turning is provided in 
accordance with Uttlesford Local Plan Policies GEN1 and GEN8

6 No development shall take place, including any ground works or demolition, until a 
Construction Method Statement has been submitted to, and approved in writing by, 



the local planning authority. The approved Statement shall be adhered to throughout 
the construction period. The Statement shall provide for: 
i. the parking of vehicles of site operatives and visitors 
ii. loading and unloading of plant and materials 
iii. storage of plant and materials used in constructing the development 
iv. wheel and underbody washing facilities 

REASON: To ensure that on-street parking of these vehicles in the adjoining streets 
does not occur and to ensure that loose materials and spoil are not brought out onto 
the highway in the interests of highway safety in accordance with Uttlesford Local 
Plan Policy GEN1

7 No unbound material shall be used in the surface treatment of any vehicular access 
within 6 metres of the highway boundary. 

REASON: To avoid displacement of loose material onto the highway in the interests 
of highway safety in accordance with Uttlesford Local Plan Policy GEN1

8. No conversion or preliminary groundwork's of any kind shall take place until the 
applicant has secured and implemented a programme of archaeological building 
recording in accordance with a written scheme of investigation which has been 
submitted by the applicant, and approved by the planning authority.

REASON: The Essex Historic Environment Record (EHER) identifies the buildings 
proposed for conversion as a historic workhouse with outbuildings within the centre 
of Hatfield Broad Oak. The workhouse is recorded on the EHER as opening in 1711 
by the vestry. Cartographic evidence identifies the building as ‘The Vicarage’, evident 
on the First Edition Ordnance Survey map of 1875. The earliest cartographic 
evidence however shows the vicarage building’s outline on the Chapman and Andre 
map of 1777 but the workhouse itself had moved by 1766. In accordance with 
Uttlesford Local Plan policy ENV4

9 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development)(England) Order 2015 (or any order revoking and re-
enacting that Order with or without modification), no development within Class A or 
Class E of Part 1 of Schedule 2 of the Order shall take place on the site (as indicated 
by the red line on the Location Plan) without the prior written permission of the local 
planning authority.

REASON: To prevent the site from overdevelopment in this rural area in accordance 
with ULP policy S7.

10. The window in the front elevation of the converted outbuilding shall be obscure 
glazed with glass of obscuration level 4 or 5 of the range of glass manufactured by 
Pilkington plc at the date of this permission or of an equivalent standard agreed in 
writing by the local planning authority.  Glazing of that obscuration level shall 
thereafter be retained in that window.

REASON: To avoid overlooking of the adjacent property in the interests of residential 
amenity in accordance with ULP policy GEN2.




