UTT/20/3016/FUL (Widdington)
(Referred to Planning Committee for the following reasons:
The development is contrary to the following national and local policies:
- NPPF paragraphs 8, 127, 108, 110, 170b, 189 and 192
- ULP Polices: S7, GEN1, GEN2 and ENV9)

PROPOSAL:

Conversion of existing single storey agricultural
building to 4 no. residential units

LOCATION:

Land Rear of Malt Place, Cornell’s Lane,
Widdington, CB11 3SP

APPLICANT:

Mr M King, 5 Bell Hill, Bishops Stortford, CM23 2QR

AGENT:

Mr Christopher Pelham, Pelham Structures Ltd, 3
Brice’s Yard, Butts Green, Langley Upper Green
Clavering, Saffron Walden, CB11 4RT

EXPIRY DATE:

13th January 2021 (Extension of time until 31st
January 2021)

CASE OFFICER:

Nathan Makwana

1.

NOTATION

1.1

Outside Development Limits

2.

DESCRIPTION OF SITE

2.1

The site is located off Cornell’s Lane, near Widdington. It comprises agricultural
land that is occupied by vacant poultry sheds and associated structures.

3.

PROPOSAL

3.1

Planning permission is sought for the conversion of existing single storey
agricultural building to 4 no. residential units.

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.

4.2

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.

5.2

Also submitted with this planning application are detailed plans and elevations to
reflect the above changes.

6.

RELEVANT SITE HISTORY

6.1

UTT/21/0043/PAQ3 - Prior Notification of change of use of agricultural building to
4 no. dwellings – Prior Approval Not Required on 26.02.2021

6.2

UTT/20/21543/FUL - Conversion of Existing agricultural buildings to 5no.
dwellings with associated parking and landscaping. – Refused on 19.10.2020

6.3

UTT/20/0860/FUL - Demolition of existing agricultural buildings and erection of 4
no. dwellings with associated parking and landscaping – Refused on 12.06.2020

6.4

UTT/20/0876/FUL - Replacement of Existing Single Storey Agricultural Building
with 1no. dwelling (Revised scheme to approved UTT/17/2960/PAP3Q) –
Approved on 11.06.2020

6.5

APP/C1570/W/19/3233328 – Appeal for Demolish existing agricultural buildings
and replace with 4 no. detached dwellings with associated parking and
landscaping – Dismissed on 13.12.2019

6.6

UTT/18/3523/FUL - Demolish existing agricultural buildings and replace with 4
no. detached dwellings with associated parking and landscaping – Refused on
01.05.2019.

6.7

UTT/18/2129/PAP3Q - Prior Notification of change of use of agricultural building
to 4 no. dwellings – Prior Approval Not Required, Granted on 20.09.2018

6.8

UTT/18/1408/PAP3Q - Prior Notification of change of use of agricultural building
to 4 no. dwellings - Prior Approval Not Required, Granted on 16.07.2018

6.9

UTT/17/2960/PAP3Q - Prior notification of change of use of agricultural building
to 1 no dwelling house, Granted on 15.12.2017
POLICIES

7.

National Policies
National Planning Policy Framework (NPPF) (June 2019)
National Planning Policy Guidance (NPPG)
Uttlesford Local Plan (2005)
7.1

S7 – The Countryside
GEN1 – Access
GEN2 – Design
GEN3 – Flood Protection
GEN4 – Good Neighbourliness
GEN5 – Light Pollution
GEN7 – Nature Conservation

GEN8 – Vehicle Parking Standards
ENV2 – Development affecting Listed Buildings
ENV3 – Open Spaces and Trees
ENV11 – Noise Generators and Exposure to Noise
ENV14 – Contaminated Land
H1 – Housing Development
H6 – Conversion of rural buildings to residential use
Supplementary Planning Documents/Guidance
7.2

SPD – Accessible Homes and Play space (2005)
Other Material Considerations

7.3

Essex Design Guide
ECC Parking Standards (2009)
UDC Parking Standards (2013)

8.

PARISH COUNCIL COMMENTS

8.1

Widdington Parish Council

8.2

Widdington Parish Council object to the application proposal. Their full objection
letter has been added as an appendix to this committee report.

9.

CONSULTATIONS
ECC Highways

9.1

From a highway and transportation perspective the impact of the proposal is
acceptable to the Highway Authority, subject to conditions relating to visibility
splays, provision of access arrangements and no use of unbound material for
vehicle access.
ECC Ecology

9.2

No objection subject to securing biodiversity mitigation and enhancement
measures.
UDC Environmental Health

9.3

The development site is outside of the Stanstead, M11 and other arterial road
noise contours and the Air Quality Management Zone and it is considered that
the development will not negatively impact neighbouring properties. I recommend
a precautionary contaminated land condition as the site has had previous
development. I therefore have no in principle objections to the application, subject
to an Unsuspected Contamination condition being attached to any consent, if
granted.

10.

REPRESENTATIONS

10.1

52 Neighbour Representations have been received, all objecting to the
application proposal.
A site notice was displayed at the application site on the 23rd December 2020 and
expired on the 13th January 2021.
The neighbour notification period expired on the 13th January 2021.

10.2

Summary of representations received as follows:

-

-

-

-

-

-

The proposal would harm the character and appearance of the area
contrary to policies S7 and ENV9 of the Uttlesford Local Plan which look
for development to enhance the character of the countryside and protect
local historic landscapes, as well as the National Planning Policy
Framework.
The proposal fails to accord with ULP policy S7 which protects the
countryside for its own sake and restricts development to that which
needs to take place there and also policy GEN1 which seeks to promote
sustainable transport modes.
Widdington is a category B village that has no employment opportunities
or amenities for residents of these homes.
Residents would be required to travel for all purposes including work,
school, shopping, healthcare and leisure.
The site is remote and unsafe for future residents as it is located on an
unlit country lane without footpaths.
Widdington only has limited, daytime public transport opportunities and
the nearest bus stop is 1.2km from the site along an unlit, mostly 60mph,
single-track country lane.
The low ceiling height of the proposed homes would make them largely
unsuitable for human habitation.
Approval of this application would set a precedent for subsequent
development of the remainder of the site and potentially other sites in the
village.
The speed limit at this point on Cornell’s Lane is 60mph not the 30mph
quoted in the applicant's Design Statement and the road is a single-track
country lane so proposed visibility splays are clearly inadequate.
The site is outside the village's development boundaries and in direct
conflict with the Widdington Design Statement.

10.3

The above is a summary of the representations received. Full versions are
available via the online public access system.

11.

APPRAISAL

The issues to consider in the determination of the application are:
A
B
C
D
E
F

The Principle of development – Location of Housing (NPPF, ULP Policies
S7, H6, GEN2, NPPF)
Character, Appearance, Amenity and Heritage (ULP Policies S7, H6, GEN2,
ENV9, NPPF)
Access and Transport (GEN1, GEN8, NPPF)
Residential Amenity (GEN2, NPPF)
Ecology (GEN6, NPPF)
Land Contamination (ENV14, NPPF)

A

The Principle of development – Location of Housing (NPPF, ULP Policies
S7, H6, GEN2, NPPF)

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

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

11.3

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 National Planning Policy Framework 2019
(NPPF) as the overarching national planning guidance, has a presumption in
favour of sustainable development.

11.4

The principle of development has previous been established under previous prior
approval planning applications (UTT/18/2129/PAP3Q and UTT/18/1408/PAP3Q)
which allowed that a change of use from an agricultural building into four
dwellings.

11.5

Of relevance in supporting this position is mentioned is Mansell v Torridge, a
Court of Appeal case hence, established authority which clarifies the position with
regard to the floor area of buildings with Class Q permitted development rights
and the approach taken by planning officers of considering a “realistic fallback
provision” when advising councillors on a planning application. It is considered
sensible to quote the guidance of this case in your reports to Committee.

11.6

Mansell v Tonbridge And Malling Borough Council [2017] EWCA Civ 1314
This case clarified when a ‘fallback’ development may be a material planning
consideration for an alternative development scheme. The court also reexamined the correct interpretation of Class Q general permitted development
rights (i.e., agricultural building to residential dwelling)

11.7

This alternative GPDO development (i.e. Class Q) was considered a ‘fallback’
position and given material planning consideration by the council in granting the
permission. Specifically, the planning officer advised the council’s planning
committee that:

“a scheme confined to taking advantage of permitted development would, in my
view, be to the detriment of the site as a whole in visual terms…the current
proposal therefore, in my view, offers an opportunity for a more comprehensive
and coherent redevelopment of the site as opposed to a more piecemeal form of
development that would arise should the applicant seek to undertake to
implement permitted development rights”.
11.8

Fallback Position
The challenge by the appellant concerned whether there was a ‘real prospect’ of
development under the Class Q GPDO rights on the lack of contemporaneous
evidence that the landowner had contemplated such development.
Lindblom LJ confirmed the legal considerations in determining the materiality of
a fallback position as a planning judgement were:
 the basic principle is that for a prospect to be a “real prospect”, it does
not have to be probable or likely: a possibility will suffice;


there is no rule of law that, in every case, the “real prospect” will depend,
for example, on the site having been allocated for the alternative
development in the development plan or planning permission having been
granted for that development, or on there being a firm design for the
alternative scheme, or on the landowner or developer having said
precisely how he would make use of any permitted development rights
available to him under the GPDO. In some cases that degree of clarity
and commitment may be necessary; in others, not. This will always be a
matter for the decision-maker’s planning judgment in the particular
circumstances of the case in hand.



He then concluded that the clear desire of the landowner to develop, and
maximise the value of, the site was sufficient to demonstrate there was a real
prospect to the Class Q GPDO fallback position in this case. Therefore, the
council made no error in law in giving material weight to such fallback position.
11.9

The case also gave significant guidance on the interpretation of the class Q.
Class Q Interpretation
What is the correct interpretation of Class Q GPDO rights? Specifically, whether
the exclusion of such rights in paragraph Q.1(b)&(h) to agricultural buildings
exceeding 450sqm in cumulative floorspace applied:


(i) only to the extent of that part of the building changing use to a
residential dwelling(s) (i.e. where a building exceeds 450sqm in
floorspace then only such part upto 450sqm is permitted to change use
under class Q. In this case the barn measured 600sqm); or
 (ii) to the whole building meaning no building over 450sqm qualified for
the Class Q GPDO rights.
The council had applied interpretation (i) above in determining the fallback
position.
Lindblom LJ agreed with the council, and the first instance judge, that
interpretation (i) above was the correct approach. He stated:

“This restriction is stated to be a restriction on the change of use, not on the size
of the building or buildings in which the change of use occurs. Sub-paragraph
Q.1(b) relates to a single act of development in which the building in question, or
part of it, is “changing use”. The floor space limit set by it relates not to the total
floor space of the building or buildings concerned. It relates, as one would expect,
to the permitted development rights themselves, which apply to the “cumulative”
amount of floor space actually ‘changing use under Class Q’”.
11.10

Of further consideration is debating as to whether or not the site is considered
Isolated. Reference has been made to the Bramshill Case. It is an important
judgment, because the appeal raised questions on the interpretation and
application of policies in the National Planning Policy Framework against the
development of “isolated homes in the countryside” and on the assessment of
harm and benefit to “heritage assets”. It is important to note that there are no
heritage assets impacted by this development,

11.11

Applying Braintree District Council v Secretary of State for Communities and
Local Government [2018] 2 P. & C.R. 9, the Court of Appeal supported the
Inspector’s approach to the question of “isolated homes in the countryside”,
saying (at [32]) that the decision maker must consider, “whether [the
development] would be physically isolated, in the sense of being isolated from a
settlement”. What is a “settlement”, and whether the development would be
“isolated” from a settlement are both matters of planning judgment for the
decision-maker on the facts of the particular case.

11.12

Paragraph 79 of the NPPF states that Planning policies and decisions should
avoid the development of isolated homes in the countryside unless one or more
of the following circumstances apply, Criterion C being relevant:
c) the development would re-use redundant or disused buildings and
enhance its immediate setting;

11.13

It is the professional planning opinion and judgement of this officer that the
site is not considered to be isolated. The planning history associated with
this planning application already permits four dwellings. This application is
simply for larger gardens and parking spaces. It is the professional view of
this officer that the development would re-use redundant or disused
buildings and that this application would enhance its immediate setting.

11.14

It is once again considered that the proposal accords with ULP Policy S7 and the
relevant criteria outlined within ULP Policy H6 as the principle of development
has been established mitigating criteria a. The structural integrity of the unit has
been established, the rural appearance would be retained, and private gardens
can be provided. Furthermore, the site has not been identified as being
unsustainable as noted by the planning inspector above.

11.15

Therefore, the principle of development has been established and the proposal
accords with ULP Policies S7, H6 and GEN2 of the Uttlesford Local Plan 2005
and the NPPF.

B

Character, Appearance, Amenity and Heritage (ULP Policies S7, H6, GEN2,
ENV9, NPPF);

11.16

The site is part of a former poultry farm and is located on the eastern outskirts of
the Village of Widdington, which is located 1.5 miles south of Newport, 1.5 miles

east of the M11 and 4.5m north of Stansted Mountfitchet. On the site there are 3
substantial agricultural buildings, as well as several smaller structures. Two of the
larger buildings benefit from prior approval for change of use to residential
dwellings. The site is well screen by woodland and existing vegetation and there
are limited views into the site.
11.17

There are no changes to the form of the building as approved under the Prior
Approval. The amount of amenity space allowed under prior approval is limited.
The current application proposes to increase the size of the garden areas to the
west, provide allocated parking and bin store for the units. As shown on the
submitted plans, two parking spaces are proposed to be created to the south of
unit 4 accessed from the existing road that serves the building to the south that is
to be demolished and replaced by a single dwelling as approved under
UTT/20/0876/FUL. It is also proposed to create parking for the other units to the
north off the drive that provides access to the existing agricultural building to the
east, which is to be retained.

11.18

The scale appearance is unchanged from that previously approved
(UTT/18/1408/PAP3Q). Existing vegetation will be retained on the site and native
hedgerows will be planted around the proposed garden, car parking and bin
stores.

11.19

ULP Policy ENV9 states that development proposals likely to harm significant
local historic landscapes, historic parks and gardens and protected lanes as
defined on the proposals map will not be permitted unless the need for the
development outweighs the historic significance of the site.

11.20

The site is identified within the Braintree, Brentwood, Chelmsford, Maldon and
Uttlesford Landscape Character Assessment (2006) as being within the Debden
Farmland Plateau and defined in the Uttlesford Local Plan 2005 (LP)as being a
Historic Landscape. The historic land use identifies a predominance of pre18thcentury irregular fields and that the main historic landscape features include
a number of areas of ancient woodland. An area of which is annotated on the
submitted plans as being adjacent to the site. This wooded area provides both a
backdrop to the site and screening. There are a number of existing small
agricultural buildings/sheds located within the wooded area.

11.21

In his reporting on the appeal , the Planning Inspector noted that the fallback
scheme would be of a smaller scale and would retain the agricultural character of
the site. The submission of this application to incorporate larger domestic
gardens and parking would not fundamentally be different than that of the
previously approved prior approval scheme. A condition requiring further details
of hard and soft landscaping will be included on any granted permission.

11.22

The proposed amendments and revisions in this application to include larger
gardens and a parking area do not result in significant changes to the overall
layout of the previously approved scheme. The proposal therefore accords with
ULP Policies S7, GEN2, H6 and ENV9 of the Uttlesford Local Plan 2005 and the
NPPF.

C

Access and Transport (GEN1, GEN8, NPPF)

11.23

The application site is already served by an existing vehicular access, which will
be widened to serve the proposed dwelling, which has previously been approved
under UTT/18/1408/PAP3Q.

11.24

Seven parking spaces are to be provided which accords with the parking
standards for one- and two-bedroom dwellings.

11.25

Essex County Council Highways have been consulted and raise no objections
from a highway safety perspective, subject to the inclusion of conditions.

11.26

The application proposal is therefore considered to accord with ULP Policies
GEN1 and GEN8 of the Uttlesford Local Plan 2005 and the NPPF.

D

Residential Amenity (GEN2, NPPF)

11.27

The proposed gardens exceed the recommended garden size as outlined within
the Essex Design Guide. No concerns are raised regarding residential amenity
impact to future occupiers. The proposal therefore accords with ULP Policy GEN2
of the Uttlesford Local Plan 2005 and the NPPF.

E

Ecology (GEN7, NPPF)

11.28

The Ecology Officer has been consulted and raises no objection to the application
proposal, subject to conditions securing biodiversity mitigation and enhancement
measures. The proposal therefore accords with ULP Policy GEN7 of the
Uttlesford Local Plan 2005 and the NPPF.

F

Land Contamination (ENV14, NPPF)

11.29

The Uttlesford District Council Environmental Health Officer has been consulted
and raises no objections subject to a condition reporting any land contamination
found during the development of the site. The proposal therefore accords with
ULP Policy ENV14 of the Uttlesford Local Plan 2005 and the NPPF.

12.

CONCLUSION

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

The principle of development has been established by virtue of the previously
approved prior approval applications and therefore the proposal accords with
ULP Policies S7, H6 and GEN2 of the Uttlesford Local Plan 2005 and the NPPF

B

The proposed amendments and revisions in this application to include larger
gardens and a parking area do not result in significant changes to the overall
layout of the previously approved scheme. The proposal therefore accords with
ULP Policies S7, GEN2, H6 and ENV9 of the Uttlesford Local Plan 2005 and the
NPPF .

C

Essex County Council Highways have not objected on highway safety grounds
and the relevant parking spaces have been provided that accord with the
Uttlesford Local Plan parking spaces. The application proposal is therefore
considered to accord with ULP Policies GEN1 and GEN8 of the Uttlesford Local
Plan 2005 and the NPPF.

D

The proposed gardens exceed the recommended garden size as outlined within
the Essex Design Guide. No concerns are raised regarding residential amenity

impact to future occupiers. The proposal therefore accords with ULP Policy GEN2
of the Uttlesford Local Plan 2005 and the NPPF.
E

The Ecology Officer has been consulted and raises no objection to the application
proposal, subject to conditions securing biodiversity mitigation and enhancement
measures. The proposal therefore accords with ULP Policy GEN7 of the
Uttlesford Local Plan 2005 and the NPPF.

F

The Uttlesford District Council Environmental Health Officer has been consulted
and raises no objections subject to a condition reporting any land contamination
found during the development of the site. The proposal therefore accords with
ULP Policy ENV14 of the Uttlesford Local Plan 2005 and the NPPF.

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.

2.

The development hereby permitted shall be carried out in accordance with the
approved plans as set out in the Schedule.
REASON: For the avoidance of doubt as to the nature of the development hereby
permitted, to ensure development is carried out in accordance with the approved
application details, to ensure that the development is carried out with the
minimum harm to the local environment, in accordance with the Policies of the
Uttlesford Local Plan (adopted 2005) as shown in the Schedule of Policies

3.

Notwithstanding the details submitted, before development commences full
details of both hard and soft landscape works shall be submitted to and approved
in writing by the local planning authority. Subsequently, these works shall be
carried out as approved. The landscaping details to be submitted shall include:
a) proposed finished levels [earthworks to be carried out]
b) means of enclosure
c) hard surfacing, other hard landscape features and materials
d) existing trees, hedges or other soft features to be retained
e) planting plans, including specifications of species, sizes, planting centres,
number and percentage mix
f) details of planting or features to be provided to enhance the value of the
development for biodiversity and wildlife
g) details of siting and timing of all construction activities to avoid harm to all
nature conservation features
h location of service runs
i) management and maintenance details
REASON: To ensure compatibility with the character of the area, in accordance
with Policy S7 and Policy GEN2 of the Uttlesford Local Plan (adopted 2005) and
the National Planning Policy Framework. This condition must be 'pre-

commencement' to ensure that the development is only carried out in accordance
with the above details.
4.

All hard and soft landscape works shall be carried out in accordance with the
approved details. The works shall be carried out before any part of the
development is occupied or in accordance with the programme agreed with the
local planning authority
REASON: To ensure compatibility with the character of the area, in accordance
with Policy S7 and Policy GEN2 of the Uttlesford Local Plan (adopted 2005) and
the National Planning Policy Framework.

5.

Prior to the commencement of the development hereby approved details of the
materials to be used in the construction of the buildings shall be submitted to and
approved in writing by the local planning authority. The development shall be
constructed using the approved materials, unless otherwise agreed in writing by
the local planning authority.
REASON: To ensure compatibility with the character of the area, in accordance
with Policy S7 and Policy GEN2 of the Uttlesford Local Plan (adopted 2005) and
the National Planning Policy Framework. This condition must be 'precommencement' to ensure that the development is only carried out in accordance
with the above details.

6.

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 of
the Uttlesford Local Plan 2005 and the NPPF.

7.

Prior to first occupation of the dwelling, an electric car charging facility shall be
installed at the property and retained as such unless the written consent of the
local planning authority is given to any alteration.
REASON: In the interest of sustainable development and in accordance with
Policy GEN2 of the Uttlesford Local Plan (adopted 2005) and the provisions of
the National Planning Policy Framework (NPPF) 2019.

8.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (or any Order revoking or re-enacting that
Order with or without modification), no development within Classes A to F of Part
1 of Schedule 2 and Class A of Part 2 of Schedule 2 of the Order shall take place
without the prior written permission of the local planning authority.

REASON: To prevent the site becoming overdeveloped and in the interests of
the amenity of the occupiers of adjoining dwellings and buildings, in accordance
with Policies GEN2 of the Uttlesford Local Plan (adopted 2005) and NPPF.
9.

All ecological mitigation & enhancement measures and/or works shall be carried
out in
accordance with the details contained in the Ecology Report (A R Arbon, May
2020), as already submitted with the planning application and agreed in principle
with the local planning authority prior to determination.
This includes, but is not limited to, the development of a Construction
Environmental
Management Plan (CEMP) Biodiversity to define protection methods for
ecological features and enabling mitigation of any potential impacts on protected
and Priority species & habitats.
Reason: To conserve and enhance Protected and Priority species and allow the
LPA to
discharge its duties under the Conservation of Habitats and Species Regulations
2017 (as
amended), the Wildlife & Countryside Act 1981 as amended and s40 of the
NERC Act 2006 (Priority habitats & species) and in accordance with ULP Policy
GEN7 of the Uttlesford Local Plan 2005 and the NPPF 2019.

10.

Prior to the commencement of works, a construction environmental management
plan (CEMP: Biodiversity) shall be submitted to and approved in writing by the
local planning authority.
The CEMP (Biodiversity) shall include the following.
a) Risk assessment of potentially damaging construction activities.
b) Identification of “biodiversity protection zones”.
c) Practical measures (both physical measures and sensitive working practices)
to avoid
or reduce impacts during construction (may be provided as a set of method
statements).
d) The location and timing of sensitive works to avoid harm to biodiversity
features.
e) The times during construction when specialist ecologists need to be present on
site to
oversee works.
f) Responsible persons and lines of communication.
g) The role and responsibilities on site of an ecological clerk of works (ECoW) or
similarly
competent person.
h) Use of protective fences, exclusion barriers and warning signs.
The approved CEMP shall be adhered to and implemented throughout the
construction period strictly in accordance with the approved details, unless
otherwise agreed in writing by the local planning authority.
Reason: To conserve protected and Priority species and allow the LPA to
discharge its duties under the Conservation of Habitats and Species Regulations
2017 (as amended), the Wildlife & Countryside Act 1981 as amended and s40 of
the NERC Act 2006 (Priority habitats & species) and in accordance with ULP
Policy GEN7 of the Uttlesford Local Plan 2005 and the NPPF 2019.

11.

Prior to works commencing above 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) and in accordance with ULP Policy GEN7 of the Uttlesford Local Plan
2005 and the NPPF 2019.

12.

Prior to first 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 Conservation of
Habitats and Species Regulations 2017 (as amended), the Wildlife & Countryside
Act 1981 as amended and s40 of the NERC Act 2006 (Priority habitats & species)
and in accordance with ULP Policy GEN7 of the Uttlesford Local Plan 2005 and
the NPPF 2019.

13.

Prior to occupation of the development the visibility splays, as shown on DWG
no. 493x20C (dated 17/11/2020), shall be provided and retained free of any
obstruction in perpetuity.
Reason: To provide adequate inter-visibility between vehicles using the access
and those in the existing public highway in the interest of highway safety and in
accordance with ULP Policy GEN1 of the Uttlesford Local Plan 2005 and the
NPPF 2019.

14.

Prior to the first occupation of the development the access arrangements, vehicle
parking and turning areas as indicated on the approved plans 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 and
in accordance with ULP Policy GEN1 of the Uttlesford Local Plan 2005 and the
NPPF 2019.
15.

No unbound material shall be used in the surface treatment of the 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 and in accordance with ULP Policy GEN1 of the
Uttlesford Local Plan 2005 and the NPPF 2019.
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