
UTT/19/2777/FUL
(Planning Agent – Former UDC Councillor)

PROPOSAL: Change of use and conversion of redundant animal shelter into a 
residential dwelling

LOCATION: The Stables , May Walk , Elsenham Road, Stansted

APPLICANT: Mr S Richardson

AGENT: Mr Vic Ranger

EXPIRY DATE: 20th March 2020

CASE OFFICER: Chris Tyler

1. NOTATION

1.1 Outside Development Limits, 

2. DESCRIPTION OF SITE

2.1 The application site is a rectangular parcel of land which is located east of the 
bridleway May Walk.  The site is located on the northern side of the B1051 which 
runs between Stansted Mountfitchet and Elsenham.  The site is well screened by 
mature vegetation along both May Walk and the B1051.  

2.2 The site is used for stabling and a menege and whilst part of the site has recently 
received permission to be used for domestic grazing. Within the site there are a 
number of outbuildings of which has permission for use of stables, menege, barns 
and field shelter for commercial livery purposes. The building to be assessed in this 
application relates to a detached field shelter located to the south of the existing 
buildings.

3. PROPOSAL

3.1 This application is for the change of use and conversion of the redundant animal 
shelter into a residential dwelling. The proposed dwelling will include one bedroom, 
single storey and will include the introduction of a pitched tiled roof and cladded 
walls.

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.

 And
 Human Rights Act considerations:
 There may be implications under Article 1 and Article 8 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



5. APPLICANT’S CASE

5.1 The applicant has provided a planning statement in support of the planning 
application to illustrate the process that has led to the development proposal and to 
explain and justify the proposal in a structured way.  Also, submitted is a biodiversity 
checklist, structural survey and transport statement.

6. RELEVANT SITE HISTORY

6.1 The application site includes an extensive planning history, however the most 
relevant applications relate to the change of use and conversion of a number of 
other buildings on this site.

6.2 UTT/19/1728/FUL- Section 73A Retrospective application for continued use of the 
building as a dwelling (approved 1/10/2019)

UTT/19/1012/FUL- Change of use and conversion of existing barn into a single 
residential dwelling. Refused 25/6/2019- allowed at appeal.

UTT/19/0312/FUL- Change of use and conversion of an existing redundant livery 
stable block, into 2 no. dwellings. (approved 29/3/2019)

UTT/18/2351/OP- Outline application, with all matters reserved except for access, 
for residential development of 5 no. dwellings. (Refused 20/11/2018)

UTT/18/0517/FUL -Change of use and conversion existing building into a dwelling 
(approved 8/5/2018)

UTT/17/1544/PAP3Q- Prior Notification of change of use of agricultural building to 2 
no. dwellings (refused)

UTT/17/1644/FUL- Erection of garage/office building (refused)

UTT/17/1645/FUL - Erection of machinery store (refused)

UTT/17/2750/PAP3Q- Prior Notification of change of use of agricultural building to 1 
no. dwelling (refused)

UTT/17/1761/CLE- Use of a single building as an independent residential dwelling 
(refused- appeal dismissed)

UTT/17/0634/CLE Certificate of Lawfulness for the existing use of a building as a 
dwelling (refused)

UTT/16/1278/FUL- Retrospective application for the use of stables, menege, barns 
and field shelter for commercial livery purposes (Approved)

UTT/1282/93/FUL- Erection of three agricultural buildings (for rabbit breeding) and 
construction of access to highway

UTT/0524/91- Erection of stables, tack room and storage block

UTT/1424/90 -Proposed erection of stable block



7. POLICIES

7.1 S70(2) of The Town and Country Planning Act 1990 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.

S38(6) of the Planning and Compulsory Purchase Act 2004 requires 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.

7.2 National Policies

National Planning Policy Framework (NPPF)

7.3 Uttlesford Local Plan (2005)

Policy S7 -The Countryside
Policy H6 –Conversion of Rural Buildings
Policy GEN2 – Design
Policy GEN1- Access
Policy GEN7 - Nature Conservation
Policy GEN8- Parking Standards
Policy ENV13- Exposure to Poor Air Quality
Policy – ENV14- Contaminated Land
Policy- ENV10- Noise sensitive development

7.4 Supplementary Planning Documents/Guidance

Uttlesford Local Residential Parking Standards (2013)
Supplementary Planning Document- Accessible homes and play space homes
Essex Design Guide

8. PARISH COUNCIL COMMENTS

8.1 The Council objects on the following grounds:

1. Building needs to be demolished and rebuilt. The existing structure does not look 
like it could support the proposed conversion. It that is the case then technically this 
is a new build and not a change of use.

2. Residential permission on this site represents encroachment into the Countryside.

3. The General Permitted Development Order allows for the conversion of 
agricultural buildings in any location up to five dwellings and we believe this site 
already has 5 dwellings approved.

9.0 CONSULTATIONS



The Highways Authority

9.1 The applicant has submitted further information providing evidence of the 
existing/previous use of the site and associated vehicle movements. Having 
considered the submitted information, the highway authority is satisfied that the 
existing/previous use of the site compared to the proposed use (including the 
outbuildings with permission to convert into dwellings) would not result in a material 
increase in the number of vehicle movements from the site. Therefore, it is 
considered that the proposal would not intensify the use of the access onto the 
B1051 Stansted Road or the use of the public bridleway.

From a highway and transportation perspective the impact of the proposal is
acceptable to the Highway Authority, subject to the following measures:

1. The proposed development shall not be occupied until such time as the vehicle 
parking area indicated on the approved plans has been provided. The vehicle 
parking area and associated turning area shall be retained in this form at all times. 
Reason: To ensure that appropriate parking and turning is provided.

The above conditions are required to ensure that the development accords with the
Supplementary Guidance in February 2011 and Uttlesford Local Plan Policy GEN1.

ECC Ecology

9.2 No objections or further recommendations made. 

UDC Environmental Health

9.3 Recommendation 
No objection to the application as proposed, but recommend the contaminated land 
condition below is attached to any consent granted. 

Thank you for consulting Environmental Health on this full planning application, 
which seeks consent for the change of use of redundant animal shelter into a 
residential dwelling. 

This is a greenfield site that contains a number of buildings associated with a former 
stables/livery yard. It is noted that the other buildings on the site have all secured 
separate planning consents (either directly or on appeal) for conversion to 
residential use. It is further noted that no specific conditions have been attached to 
any of these consents in respect of potential noise or land contamination impacts. 

Noise 
The site is situated some 240m west of the M11 motorway, with raised earth bunds 
acting as a noise barrier at the edge of the motorway. Stansted Airport is some 
2.8km to the south-east and the site falls outside the key daytime and night-time 
noise action contours. Noise from the M11 is likely to be audible at the site and the 
dominant ambient noise source in the area. However, in view of the distance to the 
M11, the existing earth bund and current construction requirements under the 
Building Regulations, no specific noise related conditions are considered necessary 
in respect of the application as proposed. 

Land Contamination 



This is a greenfield site that has been used in connection with a former stables and 
livery yard, as an in-field animal shelter. It is noted that no contaminated land 
conditions have been attached to the extant consents granted for the conversion of 
the other buildings at the site. There is, however, always the potential for 
contamination to have arisen in connection with agricultural uses. As such, I would 
recommend that the following “watching brief” condition is attached to any consent 
granted: 

In the event that contamination is found at any time when carrying out the approved 
development, it shall be reported in writing immediately to the Local Planning 
Authority. An investigation and risk assessment shall then be undertaken by a 
competent person, in accordance with 'Model Procedures for the Management of 
Land Contamination, CLR 11'. A written report of the findings should be forwarded 
for approval to the Local Planning Authority.

Following completion of remedial measures a verification report shall be prepared 
that demonstrates the effectiveness of the remediation carried out. No part of the 
development should be occupied until all remedial and validation works are 
approved in writing. 
Reason: To ensure that no future investigation is required under Part 2A of the 
Environmental Protection Act 1990. 

Air Quality 
The site is situated beyond the 100m poor air quality zone identified in connection 
with the M11. As the application is for a single residential dwelling, no specific air 
quality related conditions are considered necessary in respect of the application as 
proposed.

Aerodrome Safeguarding

9.4 No Objections

10 REPRESENTATIONS

10.1 1 letter of support has been received
3 letters of objections received

The following table reviews the comments received and case officer comments.

10.2 Comment Received Case Officer comments
The location of the site is outside the 
development limits

Although outside of the development 
limits it is considered the location of the 
site is in close proximity to the 
settlement of Elsenham.

The development will impact the open 
character of the site and encroach to 
the surrounding countryside area.

The proposal includes the conversion 
of the existing building within the 
existing curtilage of then site.

The development will increase road use 
and result in a highway safety impact

The Highways Authority has been 
consulted and due consideration will be 
made in the following report.

The commercial potential has never 
been marketed.

There is no policy requirements for this 
for the development at this location.

The applicant does not have a right of 
way to the bridleway

The submitted location plan and 
application form demonstrate the 
applicant has the right of way and 



owner ship of the site and access track.
The development is not a conversion 
but a new building.

Although the development will require a 
significant amount of building works the 
proposal is considered conversion and 
as such should be assessed under ULP 
Policy H6 (conversion of rural buildings)

5 new dwellings have already been 
refused on this site, however now the 
existing building are being converted.
The site has an outstanding appeal 
decision for 5 dwellings

Planning application UTT/18/2351/OP 
refused 5 new dwellings on this site 
and is currently being appealed. I do 
not consider the conversion of this 
single dwelling will have any material 
change to the outcome of the appeal.

The speed limit along the highway is 
60mph and therefore the visibility splay 
are not correct.

Due consideration has been made by 
the Highways Officer following the 
submission of a speed survey.

11 APPRAISAL

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

A The principle of the development of this site (ULP Policy S7, H6, NPPF,  SPD 
Accessible Homes and Playspace)

B Design (ULP Policies GEN2, GEN4, ENV3, SPD Accessible Homes and Playspace 
and Essex Design Guide.

C Access to the site (ULP Policy GEN1);
D Vehicle Parking Standards (ULP Policy GEN8 and ECC Parking Standards);
E Impact on Biodiversity (UDC Policies GEN7 and the NPPF)
F Poor Air Quality, contaminated land and noise disturbance, ULP Policies ENV13, 

ENV14 and ENV10.
G Planning Balance
H Any other material considerations

A The principle of the development of this site (ULP Policy S7, H6, NPPF,  SPD 
Accessible Homes and Playspace)

11.1 The proposal is located outside of any development limits, within the countryside. 
As a result, Local Plan Policy S7 applies.  This states that the countryside will be 
protected for its own sake and that planning permission will only be given for 
development that needs to take place there or is appropriate to the rural area, with 
development only being 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.

11.2 That being said the NPPF sets out applicable national planning policy in relation to 
sustainable development and housing in rural area. Paragraph 170 of the NPPF, 
alongside recognising the intrinsic character and beauty of the countryside, 
supports thriving rural communities.  Paragraph 77 of the NPPF sets out that 'To 
promote sustainable development in rural areas, housing should be located where 
it will enhance or maintain the vitality of rural communities.  For example, where 
there are groups of smaller settlements, development in one village may support 
services in a village nearby.'

11.3 Notwithstanding the above, paragraph 78 of the NPPF seeks to avoid isolated 
homes in the countryside unless there are special circumstances.  While there is no 
published definition of 'isolated', it is considered that the PPG supports the view that 



housing sites should be within or adjacent existing settlements. The effect is to 
prevent sporadic development in the countryside, while supporting the growth of 
existing settlements of almost any size due to the associated economic and social 
benefits.

11.4 The site is within a small cluster of rural building to the north of Elsenham Road in 
the parish of Stansted Mountfitchet, due to the location and close proximity to the 
neighbouring settlement of Elsenham the site is not considered as an isolated 
location, this is consistent with the previously approved planning applications on 
this site and recent case law Braintree DC v SSCLG [2018] EWCA Civ

11.5 The NPPF identifies this as supplying required housing and creating high quality 
built environment with accessible local services that reflect the community's needs 
and support its health, social and cultural well-being. The site lies to the east of the 
settlement of Elsenham offering train services to Cambridge and London.  As such 
it may be considered for these reasons that the site is not socially isolated.  These 
transport methods demonstrate there is a sustainable transport links close to the 
site that the development would benefit from.

11.6 The landscape performs the function of clearly defining and containing the extent of 
built form.  The site, although is within the rural countryside does include a number 
of existing outbuildings, as the proposal is to convert the existing rural building its 
considered that the development would not result in a detrimental impact to the 
intrinsically rural appearance. The overall built form and appearance of the dwelling 
will have a traditional appearance compatible with the surrounding area.

11.7 The application site includes a number detached buildings of which have already 
benefitted from being converted to residential properties, the proposal will not result 
in the introduction of any significant built form, and however the use residential use 
will incur permitted development rights for the erection of outbuildings and 
extensions, although this will be limited. As such no conflict is made in regards to 
the visual harm to the openness and appearance of the site and the countryside 
area.

11.8 A number of objections have been made in regards to the harm of the character of 
the rural countryside location.  The single dwelling may result in an intensification of 
use of the site, however it is not considered of a significant level that will result in in 
a material change in character of the site or impact the countryside.  Furthermore, 
due to the existing built form of the building the conversion to a dwelling is not 
diminishing the sense of place and local distinctiveness of the site and its 
surrounding area. 

11.9 The development is considered not to significantly alter or harm the landscape 
character of the area or encroach into the openness of the countryside.  For the 
detailed and specific reasons set out above, the development proposed is 
considered in the context of Framework to be considered sustainable, and is not an 
isolated site. The proposal accords with ULP Policy S7 and is appropriate to the 
rural area and the sustainable strands of development as set out in the NPPF.

11.10 ULP Policy H6 considers the conversion of rural building to residential use and 
advises that substantial building reconstructions or extension will not be permitted.

The following criteria apply:

a)It can be demonstrated that there is not significant demand for business uses, 



small scale retail outlets, tourist accommodation or community uses
b)They are in sound structural condition;
c)Their historic, traditional or vernacular form enhances the character and 
appearance of the rural area;
d)The conversion works respect and conserve the characteristics of the building;
e)Private garden areas can be provided unobtrusively

11.11 ULP Policy H6 adds that substantial reconstructions or extensions will not be 
permitted, that conversions will not be permitted to residential uses on isolated sites 
in the open countryside located well away from existing settlements and that 
conditions regulating land use or development rights associated with proposals may 
be necessary.  In addition, the NPPF as overarching national planning guidance 
has a presumption in favour of sustainable development

11.12 In compliance with ULP Policy H6, I consider that although the site is not within 
development limits the location of the building and its proximity to Elsenham  it is 
not isolated in regards to the social sustainability.

11.13 It is possible the building could be converted in to a holiday let or business use, i.e. 
B1 where the use of these will not necessarily impinge on the residential amenities 
of the neighbouring properties. However, I consider it unlikely that given the scale 
of the building and the location of the site this may not attract this type of user. 
Furthermore, this approach and assessment is not compliant with the aims of the 
NPPF.

11.14 It is noted the Parish Council has objected to the proposal, in regards to the 
structure of the building.  It was evident from the case officer site visit and from the 
structural survey submitted with the application that the subject building is in a 
sound structural condition and capable of conversion.

11.15 The building although does not have any historic value or particular local vernacular 
style, using traditional external materials. There is sufficient area to form an 
appropriately sized amenity area.

11.16 Although the proposal meets the above criteria the conversion of the building will 
require an extension(s) to for further increase the footprint and introduce a pitched 
roof.  I do not consider these additions to be substantial. Taking into consideration 
the above details the proposal is in accordance with ULP Policy H6.

11.17 Previously refused planning application UTT/19/1012/FUL (Change of use and 
conversion of existing barn into a single residential dwelling) was allowed at appeal.
This considered the conversion of an existing feed building was appropriate 
although it required to be extended and was not worthy of retention. This allowed 
appeal provided some significant weight in the assessment of this current planning 
application.

B Design (ULP Policies GEN2, GEN4, ENV3, SPD Accessible Homes and 
Playspace and Essex Design Guide)

11.18 Policy GEN2 of the Local Plan states that new development should not have any 
materially adverse effect on the reasonable occupation and enjoyment of a 
residential property as a result of loss of privacy, loss of daylight, overbearing 
impact or overshadowing.  In view of the separation distances from neighbouring 
properties location, the proposal would not result in any material detrimental impact 
to neighbouring occupiers amenity. 



11.19 Adequate amenity space has been demonstrated on the submitted plans and it is 
clear from the case officers site visit this requirement could be met.  As such it is 
considered the proposal accords with the recommended amenity space within the 
Essex Design Guide.

11.20 The proposed dwelling will be of a traditional design and will include the use of 
external materials that will be compatible with the rural character of the site and 
neighbouring properties. This includes timber cladded walls under a pitched tiled 
roof.

11.21 As such it is considered the proposed development will not have a harmful impact 
on the neighbouring dwellings, character of the site or existing street scene and 
therefore accords with ULP Policy GEN2 and the NPPF.

11.22 The Council’s Landscape Officer has been consulted in regards to the proposed 
development. Soft and hard landscaping detail have not been included with the 
application therefore to the imposition of a landscape condition to ensure the 
development is compatible with the surrounding rural character is considered 
appropriate, should planning permission be granted, as such it is considered the 
proposal accords with ULP Policy ENV3.

11.23 The proposed development will include the introduction of a further single dwelling, 
this will not have an intensification of use of the site that will result in any significant 
increase in noise or disturbance that will have a materially harmful impact to the 
amenity of neighbouring properties. As such I consider the proposed development 
will be in accordance with ULP Policy GEN4.

C Access to the site (ULP Policy GEN1)

11.24 The proposed dwelling would be served by the existing access along Mays Walk, 
there has been comments received in regards to the ownership and access of 
Mays Walk. The applicant has clearly demonstrated on the submitted plan (PL01) 
outlined in red the ownership of the site and access along Mays Walk to the main 
Highway, no further information has been submitted that contradicts this.

11.25 The Highways Officer has been consulted in regards to the proposal. Following the 
submission of further information and speed surveys during the application process 
no objections are made subject to the imposition of a condition, should planning 
permission be granted. Taking into regards these comments the application is 
considered to comply with the aims of ULP Policy GEN1.

D Vehicle Parking Standards (ULP Policy GEN8 and ECC Parking Standards);

11.26 In order to comply with locally adopted parking standards, for dwellings of 1 
bedroom, one parking space should be provided per dwelling off-road. These need 
to accord with the size dimensions as outlined in adopted Vehicle Parking 
Standards (2009) of 5.5m in depth and 2.9m in width. The submitted block plan 
demonstrates the dwellings will have sufficient off street parking that could be 
extended; as such it is considered the proposed development complies with current 
adopted standards and ULP Policy GEN8.

E Impact on Biodiversity (UDC Policies GEN7 and the NPPF)

11.27 Policy GEN7 of the Local Plan states that development that would have a harmful 



effect on wildlife will not be permitted unless the need for the development 
outweighs the importance of the feature of nature conservation. Where the site 
includes protected species, measures to mitigate and/or compensate for the 
potential impacts of development must be secured.

11.28 The application includes the submission of a completed biodiversity check list, the 
case officer has checked these details and it does not trigger the requirement of 
further survey or information to be submitted, that being said Essex County Council 
Ecology has been consulted and no objections or comments have been made. It is 
therefore considered the development is unlikely to have harmful impact or adverse 
impact on protected species and therefore complies with Policy GEN7.

F Poor Air Quality, contaminated land and noise disturbance, ULP Policies 
ENV13, ENV14 and ENV10.

11.29 ULP Policy ENV13 considers whether the development would be exposed to poor 
air quality and specifically its location to the M11 Motorway. The site approximately 
250m from the central reservation, a buffer zone of 100m has been identified as the 
area that should be considered under this policy, and as such due to distance 
outside this zone it is considered the proposal accords with ULP Policy ENV13.

11.30 ULP Policy ENV14 considers the proposal in regards to contaminated land, the 
neighbouring site to the east of the site has previously been subject to the dumping 
of waste, and however the site is not considered pollution or contaminated. The 
Council Environmental Health Officers have been consulted, of which no objections 
have been made subject to the imposition of conditions, it is considered the 
proposal accords with ULP Policy ENV14.

11.31 ULP Policy ENV10 takes into consideration the noise impact to the potential 
occupant of the development. UDC Environmental Health Officers raised no 
objections or further recommendations have been made.  This is consistent with the 
previously approved development on this site, and as such it is considered the 
proposal accords with ULP Policy ENV10.

G The Planning Balance

11.32 For the reasons set out in the above assessment, 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 
Framework, taken as a whole. 

11.33 I consider that the site would give rise to some economic benefits during the 
construction phase and I consider that there would be modest social benefits 
arising from the contribution to the Council’s housing supply, given the contribution 
that small and medium sized sites can make. There would also be environmental 
benefits from the re-use of a redundant rural building and the character and 
appearance of the area would be enhanced for the reasons set out above. 
Consequently, I have not identified any significant adverse impacts associated with 
the development

H Any Other Material Considerations 

11.34 The following policies are included in the emerging Local Plan submission and 
therefore have been considered in the assessment of the application; these policies 
hold some limited weight.



D1- High Quality Design
SP10 Protection of the countryside
TA1- Accessible Development
TA4- Vehicle Parking Standards
EN8- Protecting the natural environment
C2- reuse of rural buildings
EN17- Air quality
EN18- Contaminated land
EN19- Noise sensitive development

12. CONCLUSION

12.1 The location of the development is considered appropriate and within close 
proximity to the settlement of Elsenham.

12.2 The conversion of the building to a single dwelling will include a tradition design and 
will not result in any harm to neighbouring properties.

12.3 The proposal will not have any adverse impacts upon Highway Safety or Ecology.

12.4 In conclusion the development will represent an acceptable form of sustainable 
development in terms of countryside impact, design, layout, and amenity, access, 
parking arrangements. The proposal would comply with national and relevant local 
plan policy and is therefore acceptable.   

RECOMMENDATION – APPROVAL, SUBJECT TO 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.

2 In the event that contamination is found at any time when carrying out the approved 
development, it shall be reported in writing immediately to the Local Planning 
Authority. An investigation and risk assessment shall then be undertaken by a 
competent person, in accordance with 'Model Procedures for the Management of 
Land Contamination, CLR 11'. A written report of the findings should be forwarded 
for approval to the Local Planning Authority. Following completion of remedial 
measures a verification report shall be prepared that demonstrates the effectiveness 
of the remediation carried out. No part of the development should be occupied until 
all remedial and validation works are approved in writing.

Reason: To ensure that no future investigation is required under Part 2A of the 
Environmental Protection Act 1990 and in accordance with ULP Policy ENV14.

3 Prior to commencement of works above slab level, details of the following external 
finishes (including samples and/or photographs as appropriate) must be submitted 
to and approved in writing by the Local Planning Authority:

- Walls
- Roof



- Windows
- Doors

Thereafter, the development must be carried out in accordance with the approved 
details.

REASON: To ensure compatibility with the character of the area, in accordance with 
Policies S7 and Policy GEN2 of the Uttlesford Local Plan (adopted 2005) and the 
National Planning Policy Framework. This condition is to ensure that the 
development is only carried out in accordance with the above details. 

4 Prior to commencement of the development, details of all hard and soft landscaping 
(including planting, hard surfaces and boundary treatment) shall be submitted to and 
approved in writing by the Local Planning Authority. Thereafter, the development 
shall be carried out in accordance with the approved details.

All planting, seeding or turfing and soil preparation comprised in the above details of 
landscaping shall be carried out in the first planting and seeding seasons following 
the occupation of the buildings, the completion of the development, or in agreed 
phases whichever is the sooner, and any plants which within a period of five years 
from the completion of the development die, are removed or become seriously 
damaged or diseased shall be replaced in the next planting season with others of 
similar size and species, unless the local planning authority gives written consent to 
any variation. All landscape works shall be carried out in accordance with the 
guidance contained in British Standards, unless otherwise agreed in writing by the 
local planning authority.

REASON: The use of this pre commencement condition is required to ensure 
compatibility with the character of the area in accordance with Policy S7 of the 
Uttlesford Local Plan (adopted 2005)

5. A minimum of a single electric vehicle charging point shall be installed at the 
dwelling. These shall be provided, fully wired and connected, ready to use before 
first occupation.

REASON: The requirement of the charging points are required to mitigate the harm 
for poor air quality due to the increase in vehicle movement and being within and in 
accordance with ULP ENV13, and the NPPF.

6. The proposed development shall not be occupied until such time as the vehicle 
parking area indicated on the approved plans has been provided. Thereafter, the 
vehicle parking area and associated turning area shall be retained in this form at all 
times. 
REASON: To ensure that appropriate parking and turning is provided in accordance 
with ULP GEN8 and the Uttlesford Residential Parking Standards (2013).
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